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I.  INTRODUCTION AND SUMMARY OF FINDINGS

Economic & Planning Systems (EPS) and McGill Martin Self (MiMS) have been retained
by the City of Chula Vista to prepare a Facilities Implementation Analysis (FIA) for the
Urban Core Specific Plan. The FIA involves the following analyses:

1. Cost estimates, definitions of purpose, and allocation of geographic areas of
benefit for the public improvements called for in the Specific Plan;

2. Projections of development in the Urban Core Specific Plan area over the next
several decades;

3. Identfication of public improvements that may be funded through nexus-based
development impact fee programs;

4. Identification of any temporary and overall funding deficits attributable to
shortfalls in fee revenues versus the costs of improvements;

5. Evaluation of the impacts of such fees on the feasibility of new development;

6. Discussion of the availability and applicability of alternative funding
mechanisms, including redevelopment tax increment;

7. Revenue estimates for the tax increment likely to be generated through
redevelopment in the Urban Core.

This analysis is intended to provide the decision-makers of the City of Chula Vista with
an understanding of the purposes of various improvements, the extent to which the
development in the Urban Core is likely to support the required costs of those
improvements, and the various mechanisms through which those funds could be
generated. This knowledge will be critical in prioritizing the public infrastructure and
facility investments in various locations and at various times.

SUMMARY OF FINDINGS
This analysis has led to the following conclusions:

1. The public improvements called for in the Urban Core Specific Plan are
estimated to cost a total of $135 million in today’s dollars. These improvements
include projects for transportation, traffic signalization, transit, and public spaces
(parks and plazas).

2. A limited group of these public improvements are required to provide new

capacity for development expected to occur in the Urban Core. The remaining
improvements are required to address existing defidencies and/or aesthetic
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improvements in the Urban Core, and may have wider areas of benefit, including
the Bayfront, Western Chula Vista, or the entire City.

. Based on the findings and projections of market research, itis estimated that
roughly 3,600 housing units, 259,000 square feet of retail, 1.1 million square feet
of office space, and 650,000 square feet of hotel/motel will be developed in the
Urban Core Specific Plan area through the year 2030. Full buildout of the Urban
Core’s expected future development—an additional 3,500 housing units and
200,000 square feet of office —may not occur for several additional decades.

The imposition of development impact fees in the Urban Core based only on
those improvements required to mitigate the demands from new development
would result in Transportation and Traffic Signal fees that are below the current
levels being levied in Chula Vista. The Parks Acquisition and Development
(PAD) fee calculated for the Urban Core would be slightly higher than the PAD
fees currently applicable in Western Chula Vista, but well below the current
levels in the Eastern Territories.

The impact fee revenues would not cover the full costs of improvements as
detailed in the Specific Plan, and are also expected to lag behind the desired pace
of improvements, which are heavily concentrated in the “5-10 year” timeframe.
In sum, the impact fees calculated herein would be expected to cover roughly
half of the total costs of improvements included in the Specific Plan.

. The impact fees, as calculated for the Urban Core, would not materially affect the
feasibility of desired residential or commercial development.

The development and continued value escalation of Redevelopment Project Area
parcels within Western Chula Vista is projected to yield a total of nearly $200
million (present value) in tax increment through the year 2036. This does not
include or assume any increase in revenue related to development proposals
currently being discussed for the Bayfront area.

If impact fees are levied in the Urban Core as calculated in this document, only
about $67 million or 35 percent of the tax increment would be required to fund
other improvements not covered by the impact fees, leaving roughly $127 million
(present value) for other projects within western Chula Vista redevelopment
areas.

Alternative funding sources such as regional or intergovernmental grants,
Capital Improvemnents Program funds, developer exactions, and land-secured
financing (Mello-Roos districts) may also be appropriate and attainable for
certain improvements, thereby lowering the financial burden on the desired
Urban Core development and allowing more tax increment funds to be used for
other priorities in the City.
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II. PUBLIC IMPROVEMENT COSTS

The Urban Core Specific Plan identifies a variety of public facilities for which this
implementation analysis has been prepared. Some of these facilities are required to
provide capacity for new residents, workers, and visitors to the Urban Core. Examples
include intersection and roadway improvements, park improvements, etc. Other public
facilities in the Specific Plan serve users beyond the Urban Core, such as the interchange
and transit improvements that will be used by Bayfront and Eastern Chula Vista
populations as well as those in Urban Core.

City staff, MMS, and EPS have established the list and estimated the costs of public
improvements associated with the Urban Core Specific Plan, as shown on Table 1. The
costs for these improvements have been estimated with contingencies included, and
have been verified as reasonably conservative by City engineering staff. Asshown, itis
estimated that the total costs of public improvements for the Urban Core Specific Plan
will total roughly $135 million, in today’s dollars.

The list of improvements has been segregated into four categories: transportation
improvements, traffic signals, transit improvements, and public spaces. This
categorization is helpful in estimating the levels of impact fees that would be required to
provide such improvements, and comparing those fees fo the existing fees imposed in
the City of Chula Vista.

As Table 1 shows, the majority of the public improvement costs are categorized as
transportation improvements. These include freeway interchange improvements, street
widenings, added turn lanes, roadway restriping, etc. Sidewalk and crosswalk
improvements are also shown in this category, as these improvements would be most
efficiently constructed during the improvement of the streets.

Public spaces comprise the second largest category of costs. Table 1 shows that three
major park improvements would be required under the Specific Plan—Lower
Sweetwater Park, Memorial Park, and Promenade Park. The costs of acquiring land and
developing park features are included in these cost estimates. In addition, nurnerous
plazas are envisioned throughout the Urban Core. These plazas would provide a
different type of public space than would a traditional park, but are similar in providing
public access to places for congregation and recreation.

EPS has assumed that the public space acquisitions and improvements generally would
be phased according to the demands created by residential development in the Urban
Core, but in fact may occur more opportunistically as parcels are available. Also, itis
important to note that the park improvements (excluding the plazas) sum to roughly 33
to 40 acres. This amount may not be adequate for all of the residential development
ultimately envisioned by the Specific Plan, but the total demand is assumed to be metin
combination with proposed plazas in the Urban Core and parks in the Bayfront area.
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Table 1

Public Facilities and Infrastrusture mprovements

Urban Core Specific Plan Facilities Implementation Analysis; EPS #5001

Taml Thne Peseriptiond
Improvasmants Cammesnts Cost Frammo Comments
TRANSPORTATON IMPROGVEMENTS
Bay Bivd/1-5 58 Ramp/E Streel Heslrge Al Hamp 546,000 0-5 years Add ER, 58 and HE nghl-turm lanes
F Streel Improvements (-5 1o Fouth Ave ) 43 foet wide, fnchuges Class o §) Bike Lana $3.056.000 0-5years
Standand paving of 18 wide incl. landscaping,
F Strenl Sidewnlk Imprgvernents (-5 1o Fouth Ave} sidewalk Dohting 32.850.000 6-5 years ires wells and Renitureflighting 7
Agd prolective plus permissive phasing, add 3 12°
wide westbound right tum lane 120' i length
Fifih Ave/H Sireel Chango Approach included in CIP 574.000 B-5 yours Change NE/SE approaches
Fourth AverH Street Add Lane 574,000 0-5 yaoars Add EBME nighi-um lane
Fourth Ave/SR-54 EB Ramp Add Lane 574,000 0-5 years Add EB rght-lurn tane
-5 N8B Ramn/E Sireel Adg Lane & LRT Coordinate with CalTrars, Cnly Resinpa 30,000 0-5 years Add {ane and LRT grade sesaration
-5 NB Ramn/M Streel Add LanesA RT/Restring Cooningte with Calfrans, Qrly Restnge 10.000 1-5 Years Add lanes, LRT grade separalion & restape
3558 RampH Streel Adg Lanes [o] i with CalTrans, Only Resthpn 10.060 3.5 ypars Acd S8 leR, £8 ey sodf nght lum lanes
Thitd Ave/E Sirget Convent Lanes Right Tum lanes, stiging 10,008 0-5 yoars Conven 1o exclasive fght-urn langs
Thitd Ave/F Skl Convert Lanes Right Tum lages, striping 10,008 -5 years Convei tg exclusive fight-turn ianes
hird Ave/G Streel Converd Lanas Rinht Turn lanes, sinping 10,000 0.5 yrars Coover to exclusive right-lum lanes
Third Avenue Crosswalk Paving (Village Distaet) Inciudes 8 crosswalks at $550.000 0.5 years Cmstwalk spocial paving atang Thicd Ave
Assume Special Paving between 14 1o 18" wide
{depends on diagonal parking)” Sidewalk
ronalithic curb and guiter, driveways and 16" wide improvements Inch. landscaping,
Third Avenue Sidewalk mprovements sidewalk fiahling. 51,744 000 0-5 years tumniturs, tres wells, and lighting
38" wide impravements at mid-tlock crossings
tres, landscaping, furniture, tree wells, and
Third Avenus dblock impravements (3 @ $0°LF sach} Migblock Crossings and sahanced sidewalk 5354.000 0.5 years lighting
Third Avenua Street kmgmvements (& 10 G 51) Narmgw most of Third repave entire rirac $5.014.000 35 vears
Assume Special Paving 9 wide Skiewalk
monalithic cur and gutler, driveways, sidewalk
Hivadway Sldawalk !morovaments (C to L Sty lighting, 57.468.000 510 yoars
Broadway Special Paving-Crosswalks Assume Slamped Paving B wide 595,000 5-10 years Crosswalk special paving at E. F, G. H Straets
Widen Hoad 14 ' Mew pavement (82" curk la curb
with 12' raised madian), street Bghts, lang Medlan & landscaping, fighting, curb-guttar,
Broadway Streel improvements (Eo F St} maskings, curty, qutler and drafnage £3,036.000 510 yaarg bike lanes
Naw pavement (82 curb to curb wilh 12° raised
median), street lights, lane markings, curb, guiter Total cost adjusted by $611 to incl. current
Broadway Strael Improvemnents (G 1 ESL. Flo L $1) and draivgge 515,535.000 510 years Transhet program improvements.
Broadway/SH-54 WH Ramp Restipe Resline AL Ramg 510.900 510 yoars Restring inte shared lef-ght lang
Widen E Straet Six Feel 300 {eet in length,
E Street improvemnents (-5 1o 100" east of ramp) faifroad arms relocale, restrips bridge 5138.000 510 yoars
H Sireel Imp is {I-5 10 ) B85 wide, 14’ raised median, street lghts 54,951,000 5-10 years

Eromomsy & Pladning Sysems, fnc, SM82003
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Tahle 1

Public Facilities and Infrastructure improvements

Urban Gore Specific Plan Facilities iImplementation Analysis; EPS #15001

Fotal Tirte Daseriptiond
Improvomaonts Comments Gest Frama Comments
J Streeyl-5 NB Ramp Add Lane Construclion faasibility under review S30,000 5.0 years Add £8 lefl-turm angd W3 righi-tum fane
L Syeet/Bay Sivd SignaliAdd lane ion {easibility undar review 5475000 5-1l years Add signal, 58 fefl-lum. 3nd NB Aghi-lum
Slandard paving §-13' inel. fundscaping,
fumiture, tree weils and lighting. Piguee shawn
Enhanced landscaping, driveways, sidewalk = 50% of estimate provided due 16 reducad
E Syrest Straetscape improvemants (-5 to Broadway, Jiek Ave. Lo dth Ave) fighling 52,211.500 10+ Years scope of s 1y be impraved,
H Sireet improvements {Broadway to Thisdy 70 wide, 14' mised meadian, straet ights. $3.231.000 10+ Yegrs
Assume Special Paving 18' wide Sidewax
manclithic curdb ang gulter, drivaways, sidewalx
lighting, need I8 ROW batwean |-5/Brsadway, &
4 Streal Sidewalk Improvements ROW potween Broadway/Thitd Ave) 51,088.000 10 » Ypars Dges not ingl. additional ROW cosls.
Crusswalk special paving at Third, Fourh,
H Street Saewial Paving-Crosswaks (1.5 10 Third Ave .} Assuma Stamped Paving 8 wide $382.800 10+ Years #in. Broadwsy, Woodlswn & |-5
) [ Ave Sidewalk Improvements (£ 1o W S1) 20" wide standard 51,710,000 10+ Years
Wandlaws Ave Street Improvements (510 G S1) Inciude raised median connect {o H street $4.658.75¢ 10 + Years Poesnl inchude lang acquisition cosls
Suhtotal, Transportation $70. 468,250
TRAFFIC SIGNAL
Bay Bivd!/|-5 58 Ramyg: Signal [ I with Caltrans & CCV 5250.000 5-30 years Add signal
BrogdwayH Street JumperLane Signs, Traffic Signal Madification 538,000 5.1G years Add jumper fang or thiy lane
Ingdustrial Bivild-5 NB Ramp Sional Per CCV, Caffrans coordination. 5250000 &30 years Add signal
Secand Ave/D Street All-way Slop 4 Way Stop/ 2 Stop Signs S10.600 19+ Years Convert 1o aikway stap
Foyrth Ave/Brisbane Street Sinnal Bhase Per CLV add signal head, resiige. reprgram 514.000 10 + Years Add 58 rght-lum averlap phaso te signal
Sublotal, Traffle Signal $622,000
TRANSIT IMPROVEMENTS
Costper COV (A @ e Ave, s @ ESL 2@ At gach shuttin stop by shulfe kop sennce and
Bus Shelters Bioadway and 8 @ H St} 5159000 5-10 years citywide bus and ransit sondce
Subtatal, Trensht Improvementis $165,000

Ecansrus & Plaanirg Spsferd, inc. W12063
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Table 1
Public Facilities and Infrastructure improvements

Urban Core Specific Plan Facilities Implementation Analysis; EPS #1501

Tetal Time Paseriplionl
Imprevements Comnmmants Last Frame Commenis
PUBLIC SPACES
Parks
Lawer Sweelwater Park &4 Improvemenls [IGSP E31) 15-20 ac 530.000.00G 5-10 years
HMemonal Park Annex & Park imorovements (UGSP Est) 3-5 ac §7,500.000 10+ Yeas
Promenade Park & improvements (West of Sroadway betwean E 4 HS1} (UCSP Est) 15ac £22,000,000 10 + Years
Sublotal, Parks $59,500,000
Plazas
s Ave/H Sireet Plaza Improvemants 350,900 0-5 years
i-5 & F Sireet Overcrossing Plaza 150,000 (-5 years
Thit Ave & F Street Plaza Exisling 350,000 0-5 years
Third Ave @ Memeral Park Plaza Existing 350,000 0-5 years
4ty AvesH Streel Plaza Impeovements 350,000 3-10 years
B Ava/H Slreel Plaza Improvements 5500,000 5-10 years
Brozdway/E Streat Plaza & impravemenls §350.900 550 years
Eroadwiy/H Streel Plazs & Imarovemenls 350,000 5-10 yegars
E 51. & Trulley Station 5320.000 411G years
H Street @ Chula Vista Center (Mal) 350,000 10+ Years
i Sireel @ Woodlawn Flaza 350,000 10+ Years
-5 & & Streat O ing Plaza $350.000 19 + Yaars
-5 & H Street Overcrogsing Plaza 5350.0C0 14 + Years
Suhletal, Plazas $4,700,808

TOTAL, ALL PUBLIC FACIITIES AND INFRASTRUCTURE IMPROVEMENTS

Subtotal, All Public Spaces (Parks and Plazas}  $64,200,008

Unil costs are expressed in 2005 dolfars through the entire spreadsheet and will

be subject ta change. Numbers are rounded to ta theusangins doflar.

Sewrces: Giy of Chida Vista, MeGill Maortin Soif; Econerie & Flanning Systerms, Inc

Essnam & Fatning Sysieens, iz, /1872064
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Draft Report
Urban Core Specific Plan Facilities Implementation Analysis
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The costs for transit improvements and traffic signals are fairly minimal in the Urban
Core Specific Plan, with each category representing less than $1 million.

Tables 2 and 3 further define the costs of various improvements according to the
purpose of each improvement and the geographical areas of benefit. These distinctions
are critical in understanding the nexus between new development in the Urban Core
and the need for additional improvements, as well as identifying costs that should be
borne by a larger geographic area than just the Urban Core. For example, new
development in the Urban Core may not be responsible for fully funding improvements
that will substantially benefit new development in the Bayfront area or existing
development in the Eastern Territories. EPS has worked with City staff to conceptually
allocate the costs for various improvements by purpose and geography. Table 2 shows
these allocations by percentage of costs, while Table 3 calculates the actual dollars
amounts implied by those allocations.

It is important to note that the improvements shown as being the responsibility of the
Urban Core to provide new capacity are only those improvements identified as required
for mitigation in environmental impact assessments. All other costs are “optional” in
the sense that they are not required for environmental mitigation, and thus would not be
wholly attributable to new development in the Urban Core. This distinction represents a
highly conservative assumption regarding the nexus requirements for impact fees, as it
is possible that other improvements intended to serve new Urban Core development
may also be eligible for impact fee funding. This present study is not intended to fully
document the nexus relationships between development and needed improvements;
such analysis would be required separately prior to the adoption of any impact fees
unique to the Urban Core.

Table 4 provides an estimate of the improvement costs by category, purpose, and
geography in three different time periods—within five years, five to ten years, and ten
or more years. This assessment distinguishes those improvements that are most critical
to support new development in the near term from those that are likely to be required
only as the Urban Core undergoes substantial new development. As Table 4 shows,
most of the costs attributable to the need for added capacity for development in the
Urban Core are associated with public spaces. The transportation improvements are
largely allocated to Citywide responsibility, as many of the improvements are required
or desired to enhance traffic flow and the urban experience on major corridors that serve
the entire City rather than just Urban Core populations. Again, the Urban Core is
assigned only those transportation improvements identified as being required to
mitigate additional traffic associated with new development in the Urban Core—the
remaining costs are assumed to be more broadly shared.

It is important to note that several improverments envisioned for the Urban Core area are
not included in this analysis, for various reasons. Parking structures for the transit
stations and for the Village have not been included as costs in this Urban Core facilities
analysis, because they serve a City-wide or even regional population and may be funded
through other means. Similarly, the costs of building pedestrian paseos have not been

4 4 7:'9 P\ 150005\ 15001 CludaVistaCoreS P\ Report \G5 1806 DrftRpt 2. doc



Table 2
Allocation of Public Facilities and Infrastructure Improvements —~ Percentages
Urban Core Specifie Plan Facilities Implementation Analysis; EPS #15001

Fotal Timo e Nonedod Fors Geagraphical Responsitillly [%)
Improvements Cost Frama Now Ushan Bay- Western City-
Capacity Amanity Corp Front A2 wida
TRANSPORTATION IMPROVEMENTS
“Bay Bivdli-5 58 RamplE Sireet 510,000 -5 years 100% 7% %
F Streat Improvemen!s (I-5 lo Fourth Ave.) 56,056,000 -3 years 1005 10035
_F Streeet Sidewalk Imeroverments -5 to Fourth Ave.) $3,813.000 }-5 years 100% 10635
Filth AverH Streat Change Approach 4.000 5 years [ 1003
Fourth AvelH Street Add Lane 4,00 -5 yeory (i) 100%
Fourth Ave/SR-54 EB Ramo Add Lane 4.00 -5 years 0% 100
i-5 NB RarmpyE Street Add Lane & LRT 10,00 -3 yrars 100% 6735 33%
I-5 NB Ramo/t Strmel Add Lanesi RT/Resinpe 10.000 0-5 years 100% 5754 353%
258 Rarnp/H Street Add Lanes 10,000 05 years 10075 §7% 33%
Thard Ave/E Sireet Convart Lanes 10,000 O-5 years 0% 100%
Third AvelF Sirent Convent Lanes 10,090 5 years 80% 100%
Third AvelG Streat Canvert Lanes 16.000 0.5 years 023 0%
Third Avanue © % Paving {Mifage Distnct $530.000 3-5 years 00% 0%
Third Avenue Sidewalk imeravements $4.744,060 -5 yrars 0% 0035
Third Avenue Midblock Improvaments (5 @ 50' LF aach) 3854.000 -5 years [T Co3
Third Avenus Steect impravernants (E1o G S1) $5.014.000 3.5 yaars M 100%%
Broathway Sidewalk improvements* (G la L 51) £7.469.000 510 years 0% 1003
Broaaway Specal Paang-Crosswalks 532 060 310 years 00%5 100%%
Broadway Stragt limpravaments (£ 1o F 51) 51,066,000 5-10 years 100% 1063
Broadway Streat improvements (CI0 E St Fin L St) $15.835.000G 5-10 years 10034 1003
m&‘;?smwa Hamo Hestripe 10060 Zi0 ynars [ERES 160%
ESireet Irpravements (15 1o 300" east ol ramoy $138.000 5-10 years 0% B 335
H Siresl [morovemens (15 16 Brodoway; 54 581,000 330 years 16075 6725 REEA
redul-5 KB Romp Add Lsna ST0H0C 230 years T80% B 3%
L BUesURay Bivd oignayAtd ane 5474000 10 yedrs 100%: a75e 33%
T Sirest SIGAISCaPE IMpIOVEMENLS (0 10 DIOAtWaY, Std AVE. 10 AN Ave.) 52.211,500 G+ Years Q0% LI R
H Stresl Improvements (Broasay 1 (i) 33231000 G+ Years 1005 TG0
H Siroe! Sidewalk morovemanis 51,988,000 G+ Years 1005 100%)
HSirent Special Davini-Lrosswanks (-5 o JRd Ave ) 389,000 10+ Yoars 1005 10675
Woodiawn Ave Sidewalk Imoravemants (2 1o M SL) $1,710.000 0+ Years 168355 10035
Woodlawn Ave Sireet Imorovemnen!s (E 10 G SL} 54,668 750 50 + Years 16035 100%%
Subtotai, Transportation  $70,468,250
TRAFFIC SIGNAL
Bay Blvii-5 58 Ramp Signal 5250.000 510 years 100% 6733 3355
Broadway/H Slreat Juttiper Lang 538,000 5-1C years 00% 1003
Indusinal BividAi-5 B Ramp Signal $250.000 510 years o0 G67%% 335
Second Ave/D Sireet Ali-way Step 510.008 10+ Years [¥i] 1003
Faurth Ave/gasbane Street Signal Phase 5§74.000 10 + Years 1003 100%
Subtotsl, Traffle Signal $622,000
Ezaname & Pleaning Systims Ins. ¥187008 Page 1 ¢f2 PALSISTROTCEaVIEI Can P05 1808 Ie s als



Tabla 2
Allocation of Public Facilities and Infrastructure improvements ~ Percentages
Urban Care Specific Plan Facilities implementation Analysis; EPS #15001

Totai Time % Neadod For: Seographieat Rasponstility (%)
Enprovaments Cost Framae Naw Urban Hay- Wastern City-
Cagasity Amenity Cory Front &Y, wids
TRANSIT (MPROVEMENTS
Bus Shaitars $165,000 510 years 109% 10075
b F, Transit Imp: 15 $163,000
PUBLIC SPACES
Parks
Lower Sweetwalar Park & Hmprevements 520.500,060 5-1G years 10075 160%
TAemonal Park Anngx & Park improvernants $7.500.000 10+ Years 1007 1605
WI’WM«M {Wesl of Broadway Detweasi £ & H SU) 527,000,600 10+ Yayrs 10035 HEE
Subtotal, Parks 5358 54g,0008
Plazas
Jrd AvedH Sireel Plaza Improvements ERERT ] -5 years 10035 10055
1-3 & F Slrgat Cvercmssing Flaza 5350.600 -5 years 100% 10055
Trird Ave & ¢ aresl Paza $3E0.000 U yedrs 100% TOEH
Third Ave @ Memional Park Plaza 3350000 -3 years 007 1007
4th AvaiH Sireel Plazs broravements S0.00 5.10 yaars 0G5 [
Sth Avarté Slreet Plaza Improvaments 00.00 3-10 yoary 0084 Q3%
Broadaay/E Streel Flaza & imrovements 50,00 <10 vears 4 3
Hroadway/H Sireet Plaza & Improvamants S0.600 -10 years 0055 0nsh
“E 5L @ Troiley Station 350,800 5-10 yrars 100% 003%
H Street @ Chuis Vista Centar {Maf} 350,00 0+ Years 1003 0033
i Strest @ Woodiawn Flaza 50,001 +Years 100% 0%
-5 & E Street Overcrossing Flaza 50,00 +Years 100% 0%
1-5 & H Strest Overcrossing Plaza 50,000 +Years 100% 003
Subtetal, Plazas  $4,700,000
Subtotal, Al} Public Spacas {Parks and Plazas} $64£,200,000
TOTAL, ALL PUBLIC FACILITIES AND INFRASTRUCTURE IMPROVEMENTS $135,453,250
Unit costs are expressed in 2005 dollars through the ertire spreadsheet and will
ba subject lo change. Numbers am 10 the the dths gollar,
Sources. Qify of Chula Vizio: MGl Martn Self, Ezonemvic & Flanaing Spatems, e,
Ecancnyz & Planaing Systems, inc. S/127003 Page 2 of 7 PATSRCOs M 300 ChulsVista Com SEWsda S 1S e s =i
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or

Table 3

Ailocation of Public Facilities and Infrastructure improvements — Dollar Amounts
Urban Core Specific Plan Facilities |mplementation Analysis; EPS #15001

Tatal Tima 5 Nooded For Geoographleal Rospensibility (5]
Improversents Cost Frame Newr Urban Bay- Wostemn City-
Lapacity Amonity Lom Front [=4'A wide
TRANSPORTATION IMPROVEMENTS
Eay Bivdii-5 5B Rampk: Street 510,000 0-5 years $10.000 50 56,700 $3.300 50 Q
F Straet Irmprivements (-5 ta Faurth Ave.} 56,065,000 {0-5 years 5] £6,055,000 1] Q $6.056,000 3]
F Street Sidewalk imorovernsnts (-5 1o Fourth Ave ) 33.813.000 -3 yenrs ] $3.813.000 Q 3 $3.833.00¢ 3]
Fiflh Aveflt Streel Chang Approach 574,000 0-5 ypary 74,000 0 74,000 2 i {3
Fourih AvelH Street Adg Lans 574,000 0-5 years 74,000 30 74,000 0 50 d
Fourth Ave/SR-34 B8 Ramp Adg Lane 574,000 C-5 years 74,000 3] 74.000 58 H4 7]
-5 NB Ramg/E Street Add Lane & LRY ,000 -5 years 10,000 0] 56,700 53,300 C ]
:-5 MNB Ramp/H Streat Add L:lncs:‘LRTJRl:slnm. 000 3 years 10,000 a 568,700 53,300 G 0
-5 58 Ramp/H Street Agd Lanes 009 5 years 13,000 50 56.700 §3,308 3G o
Third Ave/E Strest Convert Lanes 10.600 -5 years i 10.0040 4] 50 [ 000
Third Ave/F Streat Conven Lanas 10,000 -5 years 0 10.000 0 50 7] GO0
Third Ave/G Street Convert Lanes 10,000 -5 years 4 10.000 9 30 ¢ 000
Third Avenue Crosswak Paving (illage Distact) 5550.060 -5 years B $550.000 0 50 o 5550.000
ard Avenue Sidavalk mprovements 51,744.6G0 .5 yoars 1] 51,744,000 3] Hi] 1] 51,744 000
Third Avenue Mighleck Improvements (8 @ 50° LF each} $5934,000 0-5 years 0 5354.000 a 50 D 5954.000
Thirg Avenue Street impravements (Elo & St) 55.014,600 0-5 years i 55,014,060 Q2 59 0 53014000
reacwsy Sidewalk Improverments® (C ta |, 1) $7.469.000 5-10 years 0] $7.453.000 3 50 2 57,469.000
%aaﬂi Special Paving-Crosswalks $53.600 +10 years 50 533.080 50 i fi] $93,000
Broadway Slreet lmerovements {E to F 51 §3.066.000 =10 yoars 50 53.0665.000 50 30 0 53.085.000
Broadwey Straet improvements (Cla B 5L, Flo L St $15.835.000 .10 years 30 $15,635,090 0 30 J $15,635.000
Broatway/SR-54 W8 Rarma Resinpe $10.00C -10 years $10,008 50 510,000 30 0] 20
£ Street Imgrovements {15 (o 300" east of rammo; $128.000 -10 years $139.090 50 593.130 545,870 J 50
H Street impravements (1-9 16 Breatwiy} $4.951.000 -10 years $4.951.900 50 52,317,170 £1.633.830 4 30
TSueevl-5 NE Ramp Add Lane 310.00C 10 years 510.500 30 $6,700 ERRI) 30
C SyeeyBay o) SignallAdd jans 5474000 10 years $475,000 il 5317580 5136,420 0 £
£ Slrest Streetscape impravemants (-3 to Broadway, 3rs Ave. 1o 4ih Ave.} 32.211.300 g+ Years 50 52,211,500 53,103,750 G $1,105,750 50
+ Streel improvernants (Broadway 1o Third) $9.231 000 0+ Years 50 59.231 809 i) i 50 39,231,000
A 5as] Sigewaik Improvemenis $1.058,000 ¥ Vears i) PN ki) 50 50 $1,888,000
“H Sireet Special PavingC (-5 10 LAt Ave} SAEY.GO0 T+ ¥oars 30 $365,000 %0 30 3 {38
Vibadlawn Ave Sidewaik linpravaments (E ta H St 51,710,800 10 + Years Hi $§3.710,000 55,710,060 S0 50 30
Woodlawn Ave Siresl impr (Ele G5t 54,668,730 10 + Years 30 34,56R,750 54,668,750 0 50 50
Subtatal, Tanspertation  $70,460,250 55,840,000 364,622,250 | $11.477,800  $1,852,620  $T09T4T50 346,162,000
TRAFFIC SIGNAL
Bay Bivdll-5 S8 Ramp Signal 5250.000 S-10years 3250000 G S167.500 582,500 50 ]
Broadway/H Slrest Jurnper Lane §38.000 510 years £30.000 1) 338060 50 [l 0
Indusirial Bivd/l-5 Nt ®amp Signal £250,000 5-10 years £230.000 0 $187.500 382,500 [ &
Second Ave/D Street Al-way Step $10.000 0+ Years £10.000 2 510,000 3] ¥ i
Fourh Ave/Bnsbane Sirgel Signal Phase 5§74 000 0+ Years 574,000 3] 574,000 0 50 a
Subtetal, Traffic Signat $622,000 $622,000 30 457,000 $165,000 0 50
Ecanoeez & Panning Systeme, fnc. S18R00F Page ¥ af 2 At Az Care 5P 1B0EziT kS
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Table 3
Allocation of Public Facilities and Infrastructure Improvements — Dollar Amounts
trban Core Specific Plan Facilities Implementation Anzlysis; EPS #5001

Total Time § Needod Fan Geagrzphizal Respansibility {5}
Improvements Cost Frarmo Now Urban Bay- Westom City-
Capacity Ameniy Com Frant [*A'A wide
TRANSIT IMPROVEMENTS
Bug Sheltars 5385.000 5.1 years 30 5363 000 50 5G 50 5180.000
Transit Imgp s $163,800 50 $165,000 o 30 30 $169,000

PLIBLIC SPACES
Parks
Lower Suasiwaler Park & Imorvemanis $30 00c.000 5.10 years $30.000, 000 50 530,000,800 20 50 50
temandal Fark Annex & Park improvements 57,500,600 10+ Years 57,506,600 4] §7 550,000 0 S0 50
Promenade Park & Imoroverments (Vwesi ¢] Dioatyuay Hetwnen & & H SUY $22 000,000 10+ Years 322000000 ] $22.009.000 50 £ 7]

Subtotzl, Parks $58,50G,006 558,500,000 11/ $59,500,000 0 30 30
Plazas
30 AvelH Streat Plaza improvements 350,000 1.5 years 535 5] 5350000 580 Y
i-5 & F Street Overcossing Plaza 250,000 +5 years 535 58 5350 000 50 5t
Thitd Ave 8 F Gireel Piaza 350,000 -5 years FRL: 50 5385.509 ET7) R
Third Ave @ Femanasl Park Plaza 180,000 L5 years 5150 k1) SASH 500 50 50
4th AveSH Streel Plaza Inmravernents 350,800 10 years $150,000 50 350,800 4 50 ']
5th Ave/H Streat Plaza Impmvements S00.000 10 yeors 500,600 b $500.000 3 ] i
Broathway/E Street Plaza & Imorevempents 350,000 10 years 350,600 ] 350,000 J 30 i
Braadwayits Sirast Plaze & Improvements 350 000 510 years 350,080 [i] 350,000 i 50 0
£ S1. & Tralley Staton 350,000 5-10 years $350,000 50 350,000 50 ) 0
H Street @ Chula Vista Center {Mai) 350,000 10 + Yaars 350,000 50 3330,600 50 G 1]
H Street @ Woodlawr Plazs 556000 10 +Years 330,000 50 5358,060 st "] 0
1-5 & E Street Overcrossing Plaza 350,000 10 +Years 350.000 st 5350.600 50 0 1]
I-5 & H Street Overcrossing Plaza 350,600 10+ Years 350,000 50 $350.000 59 & i

Suybtotat, Plazas 44,700,000 4,700,000 30 4,700,000 53 30 o

Subtotal, All Public Spaces {Parks and Plazas) $64,200,000 £64,200,008 5 364,200,006 H1) L1 30

TOTAL, ALL PUBLIC FACILITIES AND INFRASTRUCTURE IMPROVEMENTS

$70,668,000 | 384,791,250

376,134,800 | 52.017,620 | $10,074,750 | $46,332,000

Unit costs are expressed i 2005 deliars throwgh the enlire spreadshasl and will
b subject o change. Numbers are munded o the (housandths dollar.

Scurces, Gty of Chula Vista, MeGu Mart Self, Ecsnarie & Flanning Systams, Inc

E=ssnamaz & Pleaning Syxsma inz. MTRZ0G3 Fage2ef2
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Table 4

Allocation of Improvement Costs by Purpose and Geography through Time
Urban Core Specific Plan Facilities Implementation Analysis; EPS #15001

Improvement Category Geography 0-5 years 5-10 years 10+ years Total
Transportation Costs
New Capacity
Urhan Core $248 800 $3,744,580 30 $3,893,380
Bayfront 313,200 $1.839.,420 50 $1.852.620
Total $262,000 $5,584,000 50 $5,846,000
Amenity
Urban Core 50 $0 $7,484,500 $7.484 500
Bayfront 30 $0 30 sC
Weastern Chula Vista $5,869,000 $0 $1,105,750 $10,974,750
Citywide $8.292 000 $26,263.000 $11.608.000 $46.163,000
Total 518,161,000 526,263,000 $20,198,250 $64,622,250
Traffic Signals
New Capacity
Urban Core $0 $373,000 384,000 $457,000
Bayfront 30 $165.000 30 $165.000
Total %0 $538,000 $84,000 $622,600
Transit Improvements
Amenity
Urban Core 30 80 %0 $0
Bayfront 30 3C $0 50
Western Chuia Vista 3C 3C 50 80
Citywide $c $163.000 30 $169.000
Totat 30 $169,000 $0 $1609,000
Public Spaces
New Capacity
Urban Core $1,400,000 $31,800,000 $30,900,000 $64,200,000
Total Improvements
New Capacity
Urban Core $1,648,800 $36,017,580 $30,884,000 $68,650,380
Bayfront $13.200 $2.004 420" 8¢ 52.017.620
Total $1,662,000 $38,022,000 $30,984,000 $70,668,000
Amenity
Urban Core $0 $0 $7.484,500 $7,484 500
Bayfront $0 $0 30 50
Western Chula Vista $9,869,000 $0 31,105,750 $10,574,750
Citywide $8,292 000 $26.432.000 $11.608,000 $46,332.000
Total 318,161,000 $26,432,000 $20,198,250 564,791,250

Sources: City of Chula Vista; McGill Martin Self; Economic & Planning Systems, Inc.

Economic & Flanning Systems, Inc.  5/18/2G06

E:1150005115001 Chula VistaCore SP\Models\051805thles. xis
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Draft Repori
Urban Core Specific Plan Facilities Inplementation Analysis
May 18, 2006

included, as it is assumed that private development would be encouraged to construct
these as part of their site plans. The costs of wastewater treatment facilities required to
serve new development are assumed to be fully funded through existing user fee
programs. And finally, the costs for grade crossings at E and H Streets are to be funded
through SANDAG as regional transportation improvements that will appropriately rely
on a combination of local, state and federal transportation dollars.

13 . ~Pn150005\15001ChulaVistaCoreS P\ Report \05T806D 1t Rpt2. dac
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III. DEVELOPMENT PROJECTIONS

The Urban Core Specific Plan proposes new zones to implement new development and
redevelopment within designated areas consistent with the City's General Plan over the
next 20 to 25 years. Because of the current developed condition of the Urban Core, and
the unique nature of urban revitalization, the exact extent, timing and sequence of infill
development and redevelopment pursuant to the new zones is unpredictable and
depends on a variety of factors. These include, but are not limited to, long-term viability
associated with recent development; longevity of other existing residential and
commercial uses that may not redevelop over the 25 year planning horizon; preservation
of significant historic structures; and development costs assodated with the acquisition,
demolition, and cleanup of urbanized land. To that end, the Specific Plan anticipates the
following projected buildout over the life of the plan consistent with the General Plan:

Type of Development Net New Development Potential in
Urban Core at Full Buildout
Multifamily Residential 7,100 units
Retail 1,650,000 square feet
Commercial 1,300,000 square fest
Hotel/Motel 650,000 square feet

Previous analyses generated by Economics Research Associates (ERA) projected the
amount of various types of development that are likely to occur during the next several
decades. The ERA work, presented in a documented entitled City of Chula Vista Urban
Core Specific Plan Market Analysis (June 2, 2005), indicated the following assumptions
could represent an aggressive growth scenario for the Urban Core through 2030:

Development Type Total Demand through 2030  Average Annual Absorption
Residential 3,638 Units 146 Units
Oifice 1,122,000 Square Feet 44,880 Square Feet

Note that the ERA study indicated that there would be no net new retail development in
the Urban Core, as the report determined that the Urban Core already had as much
retail as could be envisioned for the future. Also, the ERA report did not attempt to
estimate demand and absorption for hotel/motel space.

To estimate the total new development in the Urban Core over the next several decades,
EPS has used the ERA absorption projections for residential and office space, shown
above, and created new projections for retail and hotel/motel uses. The retail projections
are based on the amount of retail square footage envisioned in development projects
currently proposed or in various stages of the development pipeline. These retail square
footage figures were provided by City staff. EPS's hotel/motel projections assume that
lodging development will be fully built out by 2030, because of high demand in the
Urban Core as the developments and amenities envisioned for the Bayfront are
completed.

. P\150605\ 13001 hutaVistaCoreSP\ Repori\C3 1806 D1ftRpt2 doc
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Draft Report
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In sumn, EPS has assembled the development projections for the Urban Core Specific
Plan Area shown on Table 5. These figures are applied to the various analyses that
follow in the next Chapter of this Report.

15 P:\ 150005\ 15601 ChulaVistaCoreS P\ Report \ 05 1806 DrftRpt2.doc
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Table §
Development Absorption Projections by Time Period
Urban Core Specific Plan Facilities Implementation Analysis; EPS #15001

Absorptien Projections by Time Period

Land Use Category 0-5 years 5-10years 10-25years  >25 Years Totat

Residential Units . 730 730 2,179 3,481 7.100
Retail Square Feet (1) 234,000 25,000 1) o] 259,000
Office Square Feet 224 400 224,400 673,200 178,000 1,300,008
Hotel/Motel Square Feet 130,000 130,000 380,000 0 650,000

(1) Tatal retait absorption is well below capacily created in the Specific Plan, comesponding to ERA's market analysis findings.

Oniy retail sguare footage included in currently proposed projects is assumed to be built in Urkan Core.

Sources: City of Chula Vista; Economics Research Associates; Economic & Planning Systems, Inc.

Economiz & Plannring Systams, Inc. 57182008

PVB000:\T 5001 CholaVistaCore SPINpdels\05 180610 5. xis



IV. DEVELOPMENT IMPACT FEE ANALYSIS

Enabled by AB 1600, development impact fees are required to establish the “nexus” or
quantitative relationship between new development’s demands on infrastructure, and
the costs to provide capacity to meet those demands. Jurisdictions may not charge
development impact fees that exceed the nexus-based costs attributable to new
development. While this Facilities Implementation Analysis is not intended to establish
the nexus for development impact fees at the level of engineering detail required fora
legally defensible ordinance, it provides an estimate of the levels of fees that could be
charged to new development in accordance with nexus principles, and evaluates the
effects that such added costs may have on the feasibility of the types of development
desired in the Urban Core.

This analysis calculates what fees might be charged by impact type, based on the
development projected for the Urban Core Specific Plan alone, as a test of the feasibility
of the plan. For reference, the discussion refers to transportation development impact
fees (“TransDIE”), the Park Acquisition and Development Fee (“PAD"), and other terms
generally used in Chula Vista based on existing fee programs. However, this analysis is
restricted to the public improvement projects of the Urban Core Specific Plan and the
developments projected to take place within that plan area. Itis not expected that the
City would establish a separate fee structure within this limited geography. Thus, at
such time as a TransDIF is established for this area, or future adjustiments are made to
the PAD fees, those fees may vary significantly from the estimates contained in this
report.

CALCULATION OF APPLICABLE IMPACT FEES

As discussed in Chapter II, the public facilities included in the Urban Core Specific Plan
can be aggregated into only a few categories:

e Transportation Improvements—street widening, turning lanes, sidewalks and
crosswalks, etc.

e Traffic Signals—lights, stop signs, phasing, etc.

o Transit Improvements—bus shelters

o Public Spaces~—acquisition and development of parks and plazas

Of these categories, it is clear that the costs for certain transportation improvements,
traffic signals, and public spaces would be eligible for funding through development
impact {ees, as they are demonstrably related to new development and impact fees
currently exist for these purposes. Transitimprovements are not as definitively related
to new development in the Urban Core, as they may represent expanded services that
serve the whole City or region, rather than just the residents, workers, and visitors of the
Urban Core.

P:A130005\13001 ChulaVistaCoreSP \ Repart \ 05 1806 D eftRpi2.doc
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TRANSPORTATION IMPROVEMENTS

Certain transportation improvements are required to provide additional capacity on the
existing roadway network, so that the vehicular traffic added from residents, workers,
and visitors of the Urban Core will not cause congestion that causes health or safety
problems. The City currently imposes a Transportation Development Impact Fee
(TransDIF) on development in the Eastern Territories, and has proposed a similar fee to
be applied throughout the City. The TransDIF in the Eastern Territories was structured
for “greenfield” development, and in some cases is applied on a per-acre basis that does
not reflect the conditions of the Urban Core, where redevelopment and higher density
uses will be more prevalent than development on vacant land, and per-acre densities
and mixes of uses will be more variable.

Transportation improvements are typically allocated to development based on trip
generation - the number of vehicular trips that various types of development are likely
to generate on the local road network. Trip generation varies by the type of
development (residential, retail, office, etc.) and the context of the development
(pedestrian-oriented mixed-use area vs. auto-oriented area). Table 6 shows trip
generation assumptions and calculations for the Urban Core Specific Plan at full
buildout. As shown, it is projected that development in the Urban Core will generate
over 100,000 daily vehicular trips at buildout, with residential development being
responsible for the largest proportion of these trips.

Table 6 also applies the trip generation calculations to the costs for transportation
improvements attributable to new development in the Urban Core, and calculates the
fees that may be applicable to each type of development. As the table also illustrates, the
calculated TransDIF's for all land uses in the Urban Core are substantially lower than
those fees currently applied to new development in Eastern Chula Vista.

It is important to note that the costs used to calculate these TransDIF estimates do not
include 100 percent of the projected costs of transportation improvements, as a large
portion of those costs is required to address existing operational and aesthetic
deficiencies and/or are assumed to be shared with development elsewhere in the City,

Table 7 compares the projected timing of TransDIF funding from new development in
the Urban Core to the expected timing of various improvement costs. As shown, a
disproportionate amount of improvement costs are shown to be desired in the five- to
ten-year imeframe, creating a deficit in that period. In such instances, either projects
would need to be deferred until more TransDIF funding is available from new
development, or an alternative funding source would need to be utilized, which could
then be back-filled with TransDIF funds as the development occurs in subsequent years.

P:\ 150005\ 15001 ChudaVistaCoreSP\ Repori\ 05 18060ftRpi2.doc
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Table 6
Transportation Development impact Fee Estimate
Urban Core Specific Plan Facilities Implementation Analysis; EPS #15001

Estimatad
Porzent of Fotal Naw
Net New Pavslopment at Percant  Proportianate Pgtential Fea
Traffic Sigra! Foo (1) Dovelopment Bulld Trip G tion Total Tripsi  of Tokl Share of per Urit ar Sg, Ranga of Proposad or

Agtivity Typs Land Lise Classification by Activity  {Units of Sq. FL} per Day fay Teips Tota| Costs Ft Existing Faes {2}
Rasidentizl Cando/Duplex &0% 4,260 oy 35,080 RN 51,265,687 $297

Apartmenis 40% 2840 /DU $7.040 15,855 £633643 $223

TolalAverage 100% 7.500 5%,120 47.5% 53,858,830 %287 54 020 - $6,030/Unit
Rotali CoryrarcialiRetail Center 0% 120,500 40/1000 SF §,380 4.8% $192,409 51.48

Community Shopping Center 0% 103,600 3471000 8F 4,288 1.7 307,854 52,97

Restauraniiounge 0% 25500 16541000 SF 4,144 35% $153927 $5.94

TotaVAverage 100% 259,000 17812 16.4% $654 190 $2.53 $5.08 - $1230/3F
Offica Cammercial office building <106,000 SF 6% 390,000 20M1000 §F T.B00 7.3% $289,728 074

Ceommartial affice Milding >100,008 5F 0% $30,000 171000 5F 11,050 10.3% 5410447 50.63

Corparate office buliding (single user) 105 130,000 14/1000 5F 1,620 1.7% $67 603 £0.52

Medcatidental building 1 130,000 Son1000 5F 500 f 0% 5241440 51.85

TotaWaverage 100% 1,300,000 21478 25.3% s1.009.18 §0.78 52.08 - SQ.0415F
Hetal/kiotal Hatal wf ¢onventien & restaurant (3) 50 325,000 1G/Roem 5,109 5.1% $225,917 sa.70

Matet () 5054 325000 SfRoom 5458 544 §204,225 40,63

ToetaVAverage 1003 850,000 11,607 10.6% $531,542 $0.56 S323. 5B.0455F
Total 107,508 1007 53,833,330
[7) Traibe Signal Fee assumptions are used bpcause they expiicilly siate he tip generation fatlors necessary o allocale costs,
{2) Fer cesidential, proposed fees provided by City staff. For nonwresidantial, EPS estimaled fzas based on Eastem Territorias fees (appliad an peracre basis),

adjusted for likety densities of development in Urban Care,

(3) Assumes halels/matals 2t 532 avemge gross square feet per mom.
Sources: City of Chula Vista; MeGill Martin Self; Economic & Flanning Systems, Inc.
fronyrus & Punnng Sysieme s, $TRTIC PRI sowl LY
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Table 7

Transportation Development Impact Fee Projections through Time

Urban Core Specific Plan Facilities Implementation Analysis; EPS #15001

Traffic Signai Fea {1) Estimated 0-5 years 5-10 years 10+ years Total

Astivity Type Land Use Classification TransDIF Units/SF Feeg Units/SF Fees Units/SF Faes Units/BF Fees

Residentlat Condo/Duplex $297 438 $130,155 428 513G,155 3,384 §1,005578 4,260  $1,265887
Apariments $223 292 $65.077 292 SB5.077 2,258 $502.789 2,840 $632.943
Total/Average 5267 730 $195,232 730 $§185,232 5640 $1,508,388 7,10G 51,898,330

Retall Commaerclal/Relail Center 31,49 117,000 $173,837 12,500 518,572 G s¢ 0 129,500 $192,408
Community Shopping Center $2.97 93,600 $278,138 10,000 $28.716 ¢ 6 103800 5307,854
Restaurant/Lounge $5.94 23,400 $138.069 2.800 $14 858 4] 0 25,900 $153,927
Total/Average $2.53 234,000 $581,044 25,600 563,146 0 0 253,000 $654,180

Qffice Commercial cffice building <100.000 SF 50.74 67,320 550,011 87,320 $50,0t11 255,360 $189,705  389G.,000 $289,728
Commerscial office building >100.000 SF $0.83 112,200 §70.850 112,200 570,850 425,600 $268.748 650,000 5410447
Corporate office building (single user) $0.52 22,440 511,669 22,440 $11,669 85120 344,264 130,000 $67,603
Medical/dental building 51.88 22.440 341,676 22440 341 676 85120 $158.087 130,000 5241 440
TotallAverage 50.78 224,400 5174,207 224400 $174,207 851,200 $660,805 1,300,000 51,008,218

HoteliMotel  Holel w/ convention & restaurant {2) $0.70 £5.000 $45,383 65,000 $45,383 185,000 $138,150 325,000 5226917
Motel {3} 50.63 55,000 $40.845 65,000 540,845 155000 §122535 325000 $204 225
TotallAverage 50.66 130,000 586,228 130,000 $86,228 390,000 §258,685 650,000 $43%,142

Total TransDIF Fees 1,046,711 $518,813 $2,427,888 $3,883,380

Total Costs Eligible for TransDIF (Urban Core Only) $248.800 $3,744,580 59 £3,993,380

TransDIF Surplus/i{Deficit} in each Period 797,911 (83,225,767) $2,427,856 S0

(1} Trafiic Signal Fee assumplions are used because they explicilly stale the tnp generation faclors necessary o aliocate costs.

{2} Assumes hotels at 850 gross square feel perreom

{3} Assurmes motels at 450 gress sguare fee!t per room

Soures: Cily of Chula Visla; McGill Martin Self; Economic & Planning Systems, Inc.

Econgmic & Planmng Syzlems, ine 3152008 FATB000s\ 15001 ChistaV ort SF 5 las.xis
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TRAFFIC SIGNALS

Traffic signals are required to safely and efficiently manage the flow of the vehicular
traffic added from residents, workers, and visitors of the Urban Core. The City currently
imposes a Traffic Signal Fee on most development projects throughout the City. The
Traffic Signal Fee is allocated to development based on trip generation. Table 8 applies
the trip generation calculations to the costs for traffic signal improvements, and
calculates the fees that may be applicable to each type of development.

Table 8 also compares the Traffic Signal Fees as calculated for the Urban Core to those
currently applied to new development in Chula Vista. As shown, the projected Traffic
Signal Fees for all land uses in the Urban Core are substantially lower than those
currently levied by the City.

Table 9 compares the projected timing of Traffic Signal Fee funding from new
development in the Urban Core to the expected timing of various improvement costs,
As with the TransDIF improvements, a disproportionate amount of traffic signal
improvement costs is shown to be desired in the five to ten year timeframe, creating a
deficit in that period.

PUBLIC SPACES

Public spaces are also eligible for impact fee funding, as the amount of acreage required
for parks and plazas is based on the residential population of an area, and is required to
meet or exceed 3.0 acres per 1,000 residents. The City has an existing Park Acquisition
and Development (PAD) fee ordinance, which is applied at one price level in the Eastern
Territories and another (lower) level in Western Chula Vista. PAD fees are applied only
to residential and hotel/motel development— retail and office projects are not currently
required to contribute to park acquisition and development costs.

In the City’s current PAD fee structure, the fee paid per hotel/motel room is 57.7 percent
of the fee paid per residential unit. Table 10 uses this ratio to allocate the estimated
costs of park and plaza improvements included in the Urban Core Specific Plan. Table
10 also compares the PAD Fees as calculated for the Urban Core to those currently
applied to new development in Chula Vista. As shown, the calculated Urban Core fees
are somewhat higher than the fees currently imposed in Western Chula Vista, but well
below the fees being levied in the City’s Eastern Territories.

Table 11 compares the projected timing of PAD funding from new development in the
Urban Core to the expected timing of various improvement costs. Once again, a
disproportionate amount of improvement costs is shown to be desired in the five- to ten-
year Himeframe, creating a deficit in that period. If park additions are required in
proportion to population increases (3.0 acres per 1,000 population), this iming

P:\ 150005\ 13001 CindaVistaCoreS P\ Report \D5 1806 D rftRpi2.doc
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Table 8
Traffic Signal Development Impact Fee Estimate
Urban Care Specific Plan Facilities Implementation Analysis; EPS #15001

‘Total New
Porcant of Bavelopmant Currontly
Net Now at Buildaut Proportienats | Potentlal Fea Appiicable
TrzMie Signal Foo Land Use Davolepmant (Units/Sq. Trip Generation Towl Fefpat Parcent of Share of par Unit/Sq. Traffic Signal
Activity ¥ypo Liassification by Activity Ft/Rooms) per Tay Day Totat yrigs Total Costa Ft/Room Feo
Residentiad Condo/Dupiex B0% 4,260 80U 34,080 5144 8585 $34.85 21324
Apanmons £0% 2840 6/04 17,030 872,432 25 50 3153 90
TotalAverage 1003 TG0 51,120 S217.257 $I0.5¢
Retaft CommemiabRetail Senter 50% 328,500 A1Ge0 SF 5,180 4.8% 522,015 $0.17 3107
Community Shoepping Center 40% 103,800 BOI10Q0 SF 3,268 7.7% 535,230 $0.34 5213
Bestauranifiounge 10% 25,500 1801000 SF 4,144 3.9% 5178618 40,68 §428
TokallAverage 100% 259,000 17.512 16.4% 574,364 50.23
Office Commercial offce building <100.000 SF 0% 356,000 2011000 5F 7.800 T.a% 533,156 §0.02 30.83
Commersial olfice duilding »100.006 SF 30% 650,600 1711000 5F 11,050 $0.3% 346,973 s$0.0F 045
Comerte office buiiding {single usen) 16% 130,000 1414000 SF 1,820 7% 57,736 $0.08 5027
Jedivaly Ll 108 130,609 80/1000 SF £.500 803 327530 S0.21 $123
TotalAverage {00% £.306.900 27,470 25.2% s115492 50.0%
HKotaiMotal Hoelel wf conventian & restavrant (1) 50%% ;18] 1MRsem 8,110 5.7% 525,972 $42.54 $2E6 S0/Ronm
Motel {2} 50% 811 Rpum EXLL] 3,19 323375 338,29 5229 8%iRoom
TotwlAverage 00 1.222 15609 10.8% £43,347 $40.04
Tota 167,511 1003 5457,000

{1) Assuimes holels 3t 653 gross square leel per room
{2) Assumes maolels at 450 gross squart {aet per room

Soyrves; Ciy of Chula Vista; MeGil Martin Self, Ectnarmic & Planming Systems, Inc.

Econarme & Py Spaeming SIETEC)
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Table 9
Traffic Signal Fee Projections through Time
Urban Core Specific Plan Facilities Implementation Analysis; EPS #15001

G-5 ysars 5.10 years 10+ years Total
Estimated  Unils/SF/ Unils/SF/ Units/SF/ UnitsIBF/

Activity Type Land Use Ciassification Fes Rooms Fees Rooms Fees Rooms Fees Rooms Fees

Residential Condo/Duplex 534.04 438 514,895 438 $14,895 3,384 SN1M5076 4,260 5144665
Apartments $25.50 282 57.447 282 37,447 2,256 857,538 2,840 872,432
TalallAverage 530.51 7 522,342 73 522,342 §,640  $172.614 7400 3217297

Ratall Commercial/Retail Center 3017 117,000 519,883 12,500 $2,125 1} G 128,800 522,019
Communily Shopping Center $0,34 93,600 531,829 10,000 53,401 ] S0 103,800 $35230
Restaurant/t cunge S0.68 23,400 8159158 2,500 51700 2} 5 25,800 S§17.615
Total/average $0.29 234,000 s&7.638 25,400 §7.,226 0 50 259.00G  S74.864

Qffice Caommercial office building <108,000 5F 30.09 67,320 95,722 67,320 $5.723 255,360 $21,709 380,006 $32,156
Camsmercial office building >100,000 5F $0.07 112,2C0 $8.108 112,20C §8,108 425,600 30,755 65G,00C 546,971
Corporate office building (single user} 50.06 22,440 $1,335 22,440 $1,335 85,120 55,066 130,000 57,736
Medicalfdental building $0.24 22,440 34,7689 22,440 54789 85,120 518091 136,000 527 630
TotalfAverage $0.09 224,400  $19,836 224400 $15926 851,200 ST5621 1,300,600 $115.492

Hotel/Motel Hotel wf convention & restaurant {1} 842.51 122 35,194 122 85,134 st 515,581 611 525,968
Mote! (2 £38.26 122 $4,674 122 34,674 367 534023 613 $23.371
TotalAverage $40.38 244 $4.858 244 £3,888 733 $28,603 1,222 549,338

Tatal Traffic Signal Fees Projected (rounded) $919,80C $59,400 $277,800 $457,000

Tata] Costs Eliglble for Tratfic Signal Fees {Urkan Core Oniy} $0 $373,000 $84,000 $457,000

Traffic Signal Surplus/(Deficit) In each FPerfod §119,800 {333,600} £193,800 50

(1) Assumes hotels at 650 gross square feel per roem

{2} Assumes motels at 450 gross square feet per room

Saurces: City of Chula Vista; McGill Magdin Self; Economic & FPlanning Systems, Inc.

fizcnomiz & Fansing Syatems, ine  S3&2005 PS0003\ 500 Chula VistaCore SP\Models\051808tbias.xls
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Tahle 10

Parks Acquisition and Development Impact Fee Estimate
Urban Core Specific Plan Facilities Implementation Analysis; EPS #15001

Total New Currently Currently
Development at Proportionate | Potantial Fee Applicable Applicable
Buitdout Share of Total per PAD Fee in PAD Fee in
Activity Type (Units/Reoms} Costs Unit/Room Western CV Eastern CV
Residential 7,100 558,404,958 §8,226.05 $8B,6851.00 $12,352.0C
Hotel/Mote! (1} 1,222 $5,790,088 $4,738.20 $3,835.00 57,122.00
Total {rounded) 564,200,000

(1) Assumes hotels/mote! rooms pay 57.6% of the fees paid by residential units,
as in current ordinance, and average 5332 gross square feel per room,

Sources: City of Chula Vista; McGill Martin Self; Econemic & Planning Systems, Inc.

Economic & Planning Systems. Ine.  S/1872008

A2

PAI500051 5001 ChufaVisteCore SPWodeis\i 31806l s.xls



74

Table 11

Parks Acquisition and Development Fee Projections through Time
Urban Core Specific Plan Facilities Implementation Analysis; EPS #15001

0-5 years 5-10 years 10+ years Tota!
Estimated Units! Fees Units! Fees Units/ Fees Units/ Fees
Actlvity Type Fee Rooms Rooms {rounded} Rooms  (rounded} Rooms  {rounded)
Residential 58,226.05 730 86,010,000 730 56,010,000 5,640 546,390,000 7,100 $58,410,000
HotelMotel $4,738.20 244 51,160,000 244 51,160,000 733  $3,470,000 1,222  $5,790,000
‘Total PAD Fees Projected $7,170,600 $7,170,000 $48,860,000 $64,200,600
Total Costs Eligible for PAD Fees (Urban Core Only) $1,400,600 $31,900,000 $36,900,000 $64,200,000
PAD Fee Surpius/{Deficit) in each Period $5,770,000 (524,730,000} $18,960,000 20

Sources: City of Chula Vista; McGill Martin Self; Economic & Planninig Systems, Inc.

Economic & Planning Systems, Inc.  5ME2006

2857
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Draft Report

Urban Core Specific Plan Facilities Implementation Analysis
May 18, 2006

assumption is overly aggressive. The improvement timing assumptions on Table 1
equate to the addition of 15 to 20 acres of parks (not including additional plaza acreage)
within the first ten years ~ substantially more than the 11 acres that would be required
for the new population (assurmning 1,460 total units at 2.5 people per unit). Froma
funding perspective, it may be advisable to delay the acquisition and development of
much of this required park land.

COMBINED DEVELOPMENT IMPACT FEES

Table 12 summarizes the total development impact fees calculated herein, and compares
them to the total estimated costs of improvements eligible for impact fee funding.
Consistent with the findings for each impact fee individually, Table 12 shows that there
is a projected surplus in the first five years, followed by a cumulative deficit in the 5-
to10-year period that would then be recouped after 10 years.

DEVELOPMENT FEASIBILITY IMPACTS OF IMPACT FEES

The Urban Core Specific Plan is creating capacity for new development that is desired in
an effort to revitalize this important area of Chula Vista. As such, it is important that the
development impact fees imposed upon new development not create major hurdles to
development feasibility. If the development impact fees are too high, the added costs to
satisfy those fee requirements will in turn require higher price points for the
development itself (residential values, commercial lease rates, etc.), assuming that other
development costs (construction, design, financing, etc.) remain constant. To the extent
that the market will not support these higher values or rents, the desired developmentis
not likely to occur.

It is important io note that the City currently levies development impact fees beyond
those estimated in this report. Examples include sewerage participation fees and Public
Facilities Development Impact Fees (PFDIF). In addition, the Sweetwater Authority
water district charges impact fees for water infrastructure. These additional fees have
not been included in this analysis because no corresponding infrastructure or facility
improvements have been expressly identified in the Urban Core Specific Plan.
However, these additional fees will continue to be levied upon new development in the
Usban Core, and used to support the growing demand for improvements such as police
and fire facilities, libraries, recreational facilities, and water and wastewater
infrastructure.

Table 13 compares the total development impact fees that may be imposed by the City
to the estimated costs of development of various types. As shown, the combination of
development impact fees calculated herein and the PFDIF and sewerage participation
fees currently required represents a small fraction of the total costs assodiated with new
development. At the levels calculated in this analysis, it is not expected that the
development impact fees would substantially affect the feasibility of development in the

P:\ 150005\ 15001ChulaVistaCoreSP \ Report \G51806DrftRpt2.doc
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Table 12
Total Combined Development Impact Fee Projections through Time

Urban Core Specific Pian Facilities Implementation Analysis; EPS #15001

Fee Type 0-8 years 5-10 years 10+ years Total
TransDIF 51,046,711 $518,813 52,427,856 3,993,280
Traffic Signal Fee $119,800 559,400 $277,800 3457 000
PAD Fee $7,170.000 §7.170.000 546,860,000 564,200,800
Total Combined Fees Projected $8,336,511 $7,748,213 $52,565,656 $68,650,380
Total Costs Eligible for Fees {Urban Core Only) $1,648,800 $36,017,580 $30,984,000 $68,650,380
Combined Fee Surplus/{Deficit] in each Period 86,687,711 (528,269,367} $21,581,656 30

Sources: City of Chula Vista; McGill Martin Seli; Economic & Planning Systems, Inc.

Economic & Pianping Systems, Jns.  $/18/2006

H-RET
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Tahie 13

Feasibility Impacts of Estimated Development impact Fees
Urban Core Specific Plan Facilities Implementation Analysis; EPS #15001

Eistimated Sewaragae
Davelopment Cost Trafiic Signal Particlpation Fees as % of

Activity Type {1 TransDIF (2) Fea PAD Fee PFDIF {3) Foo (3) Total Fees Costs
Rasidentlal (per Unit}

With Existing Fees $300.000 54,020.00 $158.80 $6,651.00 £5,100.00 $2,608.50 516,848.50 6.2%

With Newly Calculaled Fees $300,000 §267.44 $30.61 $8,226.05 $5,169.00 $2,608.50 536,241.60 5.4%
Ratall {per Sq. FL}

With Existing Fees $200 55.08 $1.07 30.00 31.66 50.73 $8.54 4.3%

Wilh Newly Calcuiated Fees $200 $2.53 $6.28 50.60 31.68 36.73 $5.20 2.8%
Offica {per Sq. Ft.}

With Existing Fess 5275 52.08 £0.37 $0.00 $0.23 5073 5351 1.3%

With Newly Calculsted Fees 5278 30.78 $0.09 50.G0 $0.33 3073 $1.83 0.7%
Hatel/Mote} {par Sq. FL) {4)

With Existing Fees 5250 $3.23 $0.45 $7.21 $0.33 53.45 $14.67 §5.9%

With Newly Calculated Fees $250 30,66 S0.08 $8.81 2023 3345 $12.43 5.4%

(1} Resigential cost assumptions based on Mid-Rise Condo casts in Keyser Martson "West Side Residential InFill Feasibilky Analysis”
{August 30, 2004}, increased by 20% lo reflect inflation of construction costs. Retall, Office, and HotaliMotel costs are estimated based on

EPS experience an ather recent urban development pojects. Davelopment costs do ot includa property acquisition costs,

(2} Existing TransDIF fees ara based ¢n EPS exirapalation of fegs applied in Eastem Temitores. based on assurned density of Urban Cora develapmant,
{3 Public Faeifities Davelopment impact Fes (FEDIF) and Sewarage Parlidpation Fee are not assumed {o be different than those curently tevied on Urbzn Cora develcpmant,
{4) Assurnes average of 532 gross square fael par room

Saurces: Economic & Planning Systemns, Inc.

Ezanamiz § Planring Syziems, Ins 8182005

A AT
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Urban Core. By far, the greater factors will be the achievable price points (sale or lease)
for the new development, and the costs of construction and property acquisition.

Furthermore, it is possible that development impact fees levied elsewhere in the City of
Chula Vista could be used for some of the improvements listed in the Urban Core
Specific Plan. As noted on Tables 2 through 4, there are numerous improvements
included in the Specific Plan that may have benefits beyond the Urban Core. Impact
fees on development in the Bayfront, broader Western Chula Vista, or the entire City
could potentially be used to fund some of these additional improvements.

oL ~2 9/2
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V. TAXINCREMENT FINANCING POTENTIAL

The City has retained Harrell & Company Advisors to provide tax increment projections
for each of the Redevelopment Project Areas in Chula Vista. None of these Project Areas
conforms perfectly to the boundaries of the Urban Core Specific Plan area. Some parcels
in the Urban Core Specific Plan area are located within the Town Center I and Town
Center IT Project Areas, while others are located within the Amended Project Area, and
still others are not located in any Redevelopment Project Area. The boundaries of each
Redevelopment Project Area are shown on Figure 1.

EPS has worked with City staff and Harrell & Company to estimate the tax increment
projections for each Redevelopment Project Area except the Bayfront area. The tax
increment projections are based on the following assumptions:

1. Tax increment from projects that are currently in the development pipeline
(planned, permitted, or under construction) is estimated based on the specific
known attributes of the project (size, price points, timing, etc.). This analysis does
not include assumptions of tax increment from the evolving plans for redevelopment of
the Bayfront (Gaylord, housing, etc.).

2. The tax increment from all other Project Area parcels on which no specific
projects are currently proposed is estimated based on an average of 4 percent
annual growth in assessed value. This approach deliberately exceeds the 2
percent growth cap required under Proposition 13, as it is expected that many
parcels in the Urban Core and the Redevelopment Project Areas will be
redeveloped for significantly higher-value uses over the next several decades,
and that there will be additional reassessments triggered by the sales of existing
properties that do not redevelop. City staff has confirmed that this 4 percent
growth assumption is reasonable, given the level of investment expected as well
as the assessed value increases associated with ongoing resales of existing
properties,

3. Desired improvements in the Urban Core are eligible to be funded using tax
increment from any of the Redevelopment Project Areas shown on Figure 1.
This assumption has been confirmed as accurate and appropriate by the City’s
Redevelopment Manager.

Table 14 shows the tax increment projections for each of the Redevelopment Project
Areas in various time periods. As shown, these areas are expected to generate a total of
$340 million of net tax increment {after housing set-asides, agency pass-throughs,
County administrative costs, etc.) through the year 2036, when the last of the
Redevelopment Project Areas is scheduled to sunset. However, $28 million of this
combined net tax increment will be used to pay debt service (principal and interest) on
bonds issued in 2000. Therefore, the net tax increment that could potentially be
available for projects and operations in the Urban Core is estimated at $312 million.

?”_ 2 /& 30 PA13000s\15001ChulaVistaCarz5P\Report\ 031806 DrftRpt2.doc
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Table 14
Projected Tax Increment Available for Urban Core Projects through Time
Urban Core Specific Plan Facilities Implementation Analysis; EPS #15001

Total Tax
Increment for  Debt Service  Avallable for
Amended Southwest Otay Valley All Project for 2000 Projects and
Year Town Genteri Town Centerll ProjectArea ProjectArea  Project Area Areas Bonds Operations
2006 $1,325,200 5810,600 $231,600 $880,600 51,070,200 54,518,200 ($1.203,083) 53,315,117
2007 $1,366,200 5939,400 334,200 $1,087.400 $1,208,600 $4,936,800 (51,201,313} $3,735,487
2008 51,531,600 51,102,800 $529,600 $1,256,400 $1,339,200 55,758,600 ($1,203,898) $4,555,702
2008 $1,894,800 $1,268,000 848,000 $1,586,400 $1,375.800 $6,972,800 {$1,200,623) 35,772,177
2010 52,363,400 $1,438,800 51,208,600 51,791,400 34,413,800 58,214,200 {$1,201,263) $7.012,937
2011 $2,412,800 51,611,400 $1,466,800 51,867,200 $1,452,400 58,610,600 [51,200,583) 57,610,037
2012 $2,465,200 $1,790,400 51,607,200 51,944,400 §1,493,400 $9,300,500 (51,203.483) $8,097,117
2013 32,517,000 51,837,200 51,750,800 52,025,200 $1,538,800 $8,668,000 (31,204,748) 58,463,252
2014 32,571,800 51,885 400 $1,201,000 $2,110,200 51,680,800 $10,049,200 {51,204,308) $8,844,892
2015 $2,627,800 51,585,000 52,057,200 $2,198,200 51,613,200 $10,081,4C0 (51,142,113) 38,939,287
2048 $2,686,800 51,620,000 52,172,400 52,290,400 51,647,800 510417400 (51,141,113} 39,276,287
2017 $2,746,000 51,655,400 52,292,000 52,383,800 S1,685,000 510,762,200 {$1,138,318} $9,623,882
018 52,808,200 51,691,400 52,415,700 $2,483,000 $1,723,400 511,121,700 {5$1,138,678) $9,983,022
2019 52,873,200 $1,727,600 $2,545,600 $2,584,200 $1.,762,200  $11.482.800 {31,142,178)  $10,350,822
2026 $2,938,200 $1,764,200 $2,679,300 52,622,000 $1%,802,400 $11,877,100 {$1,138,840) 510,738,260
2021 33,008,00C $1,802,200 $2,818,600 §2,780,600 31,845,800 512,266,200 (51,138,595} 531,127,605
2022 33,079,000 $1,844,200 52,983,100 52,894,000 51,889,400  $12,669,700 (51,141,495)  §11,528,205
2023 $3,154,400 51,884,800 53,112,600 53,002,800 51,834,400 $13,089,000 (51,142,275) 511,846,725
2024 $3,230,600 51,926,400 53,268,700 53,115,000 3i.982.400  $13,523,100 (31,140,350)  §$122382,750
2025 53,308,500 §1,871,400 53,430,300 $3,230,800 $2,031,600 $13,972,900 (51,141,275} $12,831,625
2028 $3,391,400 52,016,600 $3,598,000 $3,351,600 $2,082,000 514,439,600 ($1,139,781}  §13,2858,819
2027 53,475,800 52,063,800 $3,773,000 $3,478,600 52,135,400 514,926,600 {31,140,869)  $13,785,731
2028 53,564,600 52,111,400 $3,253,100 $3,608,600 42,180,000 515,428,700 {51,139,269)  $14,289.431
2029 50 $2,160,800 34,141,300 33,745,600 $2,247.400 $12,295,1C0 {3754,981) 511,540,118
203G L] $2,211,400 $4,335,500 53,886 400 52,305,200 $12,739,500 {$753.431) 511,586,089
2031 50 $261,20C 54,539,500 54,032,800 $2,368,600 511,200,100 30 $11,200,100
2032 30 $264,200 54,748,600 54,385,800 52,430,800  $11,630.400 S0 511,630,400
2033 50 $266,200 54,869,400 $4.345,200 52,498,200  $12,077,000 50 $12,077,000
2034 s0 $258,200 $5,195,800 54,509,800 $2,585,200 $12,532,100 S0 $12,538,100
2035 S0 §272,000 55,432,400 54,681,400 52,636,000 513,021,800 50 513,021,800
2038 80 §274.000 55677400 $4,860,200 30 $10,811,600 50 510,811,600
Total $61,342,600 $44,426.400 $89,897,600  S$8%.002,000 355644400 S$340,613000 (328,296,843) 831 2,316,157
Eeonomic & Panming Systems, Ine ¥182005 Page 1 of 2 PAIS00GAT 5061 Chula VistaCom SPWode/s\05 1 608i8es als
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Table 14

Projected Tax Increment Available for Urban Core Projects through Time
Urban Core Specific Plan Facilities Implementation Analysis; EPS #15001

Total Tax
Increment for  Debt Service  Avallable for
Amended Southwest Otay Valley Al] Project far 2000 Projects and
Year Town Center | Town Centeril ProjectArea Project Area  Projest Area Aroas Bonds Qperations
Values by Time Ferfod
0-5 Years (2008-2010)
Norminpal Value $8,481,000 $5,658,600 $3,15G,200 38,702,200 36,408,600 $306,401,600 {556,010,160) $24,391,420
Present Value at 3% Discount Rate 7,928 9865 55,300,888 $2,803,531 56,264,022 $6,022,088  $28,419,495 [(55,670,242) 522,749,253
510 Years {2011-2015)
Nominal Value 512,594,600 38,708,400 $8,783,000 $10,145,200 57,676,600 S47,8069,800 ($5,855,215)  $41,354,585
Present Value at 3% Discount Rate  $10,236,613 37,086,374 57,112,179 58,237,102 $6,237,393  $3B,909,661 (54,849,111)  §34,080,550
10+ Years (2018-2036}
Nominai Value $40,257,000 $30,057 400 $78,064,400 $72,153.600 341,759,200 $262,301,600 (516,331,448) $245,970,182
Present Value at 3% Discount Rate  $25.001,927 317855772  $41,724,336  $38893275  $23,235579 §148,511,88¢ ($10,046807) $136,765,082
All Years (2008-2036)
Nominal Value 561,342,800 544,426,400 $89,997 600 589,002,000 555,844,400 $340,613,000 (528,2956,843) S$312,316,157
Presen! Value at 3% Discount Rate  $43,167,505 330,243,034 £51,740,046 553,494,399 $35,406,060 $214,141,045  (520,586,160) $193,574,884
Sources: Harrell & Company Adviscrs; Fconomic & Planning Systems, Inc.
Egonomic & Flanning Systems, Inc 1572006 Page 2 of 2 P4 S000 00T Chuta VislaCom SFAMacl A0S TBHEIE 05 xls
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Table 14 also translates the tax increment projections into today’s dollars, assuming a
discount rate of 3 percent per year. The 3 percent discount rate simply translates the
figures into today’s dollars using a general inflation rate, which can be considered

the appropriate figures to compare to the estimated improvement costs in today’s
dollars if the tax increment is simply dedicated on a “pay-as-you-go” basis over the next
several decades. The sum of the tax increment under the 3 percent discount rate,
therefore, is the appropriate point of comparison to the improvement costs if the City
chooses not to issue a tax increment bond. As shown, EPS has estimated that the fax
increment will yield roughly $194 million in today’s dollars over the next 30 years.

Table 15 compares the total improvement costs to the combined funding from the tax
increment projections and the estimated development impact fees from the previous
chapter. As that table clearly shows, the combination of these potential funding sources
greatly exceeds the total improvement costs (by nearly double). In addition, Table 15
shows that, if all estimated impact fees are received, only 35 percent of the projected
available tax increment would be required to fund Urban Core improvements, leaving
65 percent (roughly $127 million} in funding available for other projects.

It is important to note that, on a pay-as-you-go basis, the combination of tax increment
and impact fees can more than cover the costs of all desired improvements in the first
five years and over the full buildout of the Urban Core, but would not meet the full
expected costs in the 5-10 year period. While the tax increment itself would cover the
costs of improvements nof funded by impact fees, the tax increment is not projected to
cover those costs and the temporary deficit in impact fee funding. Thus, it is clear that
either temporary funding would have to be secured or some of those 5-10 year
improvements would need to be deferred.

Tables 16 through 18 explore one approach to closing the temporary funding gap in the
5-10 year time period —bonds based on tax increment realized at the time of bond
issuance. Table 16 shows the bonding capacity of the tax increment an annual basis.
This analysis assumes that bonds issued on the tax increment would be subject to a1.20
debt coverage ratio, meaning projected annual revenues exceed the amount dedicated to
debt service by 20 percent to allow room for fluctuations in the actual tax increment
received. EPS has also assumed that the bonds would have a 6.0 percent interest rate,
that issuance costs would equal three percent of the total bond amount, and that the
terms of the bonds would be only as many years as the tax increment was projected to
be collected (through 2036). Thus, a bond issued in 2006 would have a 30-year term,
while a bond issued in 2016 would have a 20-year term. As shown, EP5 has estimated
that the available tax increment in 2012 (year 6) could support a bond that would yield
$82 million of up-front dollars from which improvements could be funded over time.
The present value of that bond capacity is estimated at roughly $69 million.

As was shown on Table 15, the combination of annual tax increment and impact fees

could fully fund the improvement costs in the first five-year period, but would not fully
fund the costs in the 5-10 year period. Table 17 shows that, if a bond is issued in Year 6
to fully fund the period’s improvements not covered by impact fees, such a bond would

4 P:\ 150005115001 ChutaVistaCoreSP\ Report \05 1806 D rft Rpt2. doc
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Table 15
Improvement Costs vs. Projected Tax Increment and Impact Fees Through Time
Urban Core Specific Plan Faciliies Implementation Analysis; EPS #15001

G-5 years 5.10 years 10+ years
Item {2008 - 2010) {2011 - 2015) {2016 - Z036) Total
Improvements to be Funded through Impast Fees on URBAN CORE
Development (1) 51,648,800 538,017,580 $30,984,000 368,650,380
Improvements NOT Funded by Impact Fees on URBAN CORE
Development $18,174,200 526,436,420 §20,198,250 $66,808,870
Total Improvement Casts $18,823,000 $64,454,000 $51,182,250 $135,459,25¢C
Present Vzlue of Available Tax increment at 3% Discount Rate (2) 822,749,253 $34,060,550 $136,765,082 $793,574.884
impact Fees on URBAN CORE Development (3} 58,336,511 $7,748,213 $52,565,656 568,650,380
Total Combined Funding (Tax Increment plus Impact Fees) $31,085,764 $41,808,762 $189,330,728 $262,225,264
Nat Surplus/{Deficit) in Combined Funding by Period $11,262,764 ($22,645,238}) $138,148,488 $126,766,014
Cumnulative Surplus/({Deficit) $11,262,764 (811,382,474} $128,768,014 5126, 766,014
Tax Increment Required to Fund Urban Core Improvements
NOT Cavered by Impact Fees on URBAN CORE Development
{4} $66,208,870
Percent of Available Tax Increment Required for Urban Core Improvements 35%
Remaining Tax Increment Avallabla for Other Projects $126,766,014

{1) From Table 12
(2) From Tabla 14
{3) Frem Table 12
{4) Differenca between total present value of projected tax incrament and total impact feas on Urban Core development.

Source: Economic & Planning Systems, Inc.
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Table 16

Projected Tax Increment Bonding Capacity by Year
Urban Core Specific Plan Facilities Implementation Analysis; EPS #15001

Years from Available for Projects

Present and Operations Potential Bonding Present Value of
Year (2006) {All Project Areas) Capacity (1) Bonding Capacity {2)
2006 0 $3,315,117 $36,885,887 $36,885,887
2007 1 33,735,487 $41,037,436 $39,842,171
2008 2 $4,555,702 349,368,546 $46,534,589
2009 3 $5.772177 $61,638,279 556,407,757
2010 4 $7.012,837 $73,712,228 $65,492,360
2011 5 $7.610,037 578,636,132 $67,832,219
2012 8 $8,097 117 $82,144 218 $68,794,490
2013 7 $8,463,252 $84,168,993 $68,437,099
2014 8 $8,844,892 $86,092.746 $67,962,409
2015 9 $8,939,287 $85,006,320 365,150,266
2016 10 $9,276,287 $86,0058,277 $63,998,003
2017 11 $9,623,882 386,802,387 $62,707,891
2018 12 $9,983,022 $87,374,531 $61,282,738
2019 13 $10,350,622 387,660,642 $59,692,631
2020 14 $10,738,260 $87,720,118 $57,993,331
2021 15 $11,127.605 $87,359,874 $56,072,979
2022 16 $11,528,205 $86,616,538 $53,876,563
2023 17 511,946,725 $85,488,793 $51,722,731
2024 18 512,382,750 $83,917.160 $49,292,487
2025 19 512,831,825 $81,804.479 $46,651,951
2026 20 $13,2989,819 $79,125,892 343,810,143
2027 21 $13,785,731 N/A N/A
2028 22 314,289,431 N/A N/A
2029 23 511,540,119 NIA NIA
2030 24 $11,986,069 NIA N/A
2031 25 $11,200,100 N/A N/A
2032 26 $11,630,400 NIA N/A
2033 27 $12,077,000 N/A N/A
2034 28 $12,539,100 N/A N/A
2035 28 $13,021,800 N/A NIA
20386 30 $10.811.600 N/A NIA
Total $312,316,157

(1) Assumptions:
Debt Coverage Ratio =
Bonding Interest Rate =
Issuance Costs=
Term = Number of Years remaining on Project Areas {{hrough 2038} iF at least 10 years remain;

Assumes no bond issue for less than 10-year term.
(2) Assumes 3% discount rate.

Sources: Harrell & Company Advisors; Economic & Planning Systams, Inc.

Economic & Planning Systems, Inc. 5/18/2006
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Tabie 17
Projected Tax Increment and Bonding Capacity Available for Urban Core Projects through Time
Urban Core Specific Plan Facilities imptementation Analysis; EPS #15001

43

0-§ years 5-10 years 10+ years
item (2006 - 2010y (2011 - 2015) {2016 - 2036} Total
Totat Improvement Costs (1) $19,823,000 $64,454,000 $51,182,250  §135,459,250
less lmpact Fees on URBAN CORE Development {2) 58,336,511 57,748,213 552,565,656 568,650,380
Surplus/{Shortfall) of Available Impact Fees (511,486,483 (356,705,787} $1,383,406 {$66,808,870)
Tax Increment Revenues
Present Value of Required Tax increment Bond (3) s0 $56,705,787 50 566,705,787
Present Value of Tax increment NOT Used far Bond Debt Service (4) §22,749,253 513,085,413 570,138,278 5$105,972,944
Present Value of Remaining Tax Increment After Fully Funding
Improvement Casts In Excess of Avaifable Impact Fees $11,262,764 313,085,413 571,521,604 $95,869,862

(1) See Tables 2 through 4.

(2) See Table 12.
(3) Used to offset shortfall in Years 5-10, See Table 18 for bond capacity and debl service eslimates. Present value calculated at 3% distount rate.

(4) Present Vaiue at 3% discount rate of tax increment not used to pay annual bend debt service of 35,395,040

Sowree: Fconomic & Planning Systems, Inc.

Ecunomic & Plasming Systems, Inc. 5182008 P:1150005\! 5001 ChitaVistaCore SPModels \051806tble 5. xis
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Table 18
Required Tax Increment Bond and Debt Service to Cover Years 5-10 Shortfall
Urban Core Specific Plan Facilities Implementation Analysis; EPS #15001

Available for

Years Projects and

from Operations Nominal Value of Annual Debt Available Tax
Present (All Project Required Bond Service on Bonds  Increment After

Year (2006) Areas) {1} issued in Year 6 (2) Debt Service
2008 o $3,315,117 30 $3,315,117
2007 1 $3,735,487 $0 $3,735,487
2008 2 $4,555,702 $0 $4,555,702
2009 3 $5,772,177 $0 35,772,177
2010 4 $7,012,937 30 $7,012,937
2011 5 $7,610,037 $C $7,610,037
2012 6 $8,097 117 $67,709,676 $5,395,040 $2,702,077
2013 7 $8,463,252 $5,305,040 $3,088,212
2014 8 $8,844,892 $5,395,040 $3,449,852
2015 9 $8,834,287 $5,395,040 $3,544,247
2016 10 $9,276,287 $5,395,040 $3,881,247
2017 11 $9,623,882 $5,395,040 $4,228,842
2018 12 $9,883,022 $5,395,040 $4,587,882
2019 13 $10,350,622 $5,395,040 %4,955,582
2020 14 $10,738,260 $5,395,040 $5,343,220
2021 15 $11,127,605 $5,395,040 $5,732,565
2022 16 $11,528,205 $5,395,040 $6,133,165
2023 17 511,046,725 $5,395,040 $6,551,685
2024 18 $12,382,750 $5,395,040 $6,987,710
2025 19 $12,831,625 $5,395,040 $7,436,585
2026 20 $13,289,819 $5,395,040 $7,904,779
2027 21 $13,785,731 $5,385,040 $8,390,691
2028 22 $14,289,431 $5,395,040 $8,894,391
2029 23 $11,540,119 $6,395,040 $6,145,079
2030 24 $11,986,069 $5,395,040 $6,591,029
2031 25 $11,200,100 $5,385,040 $5,805,060
2032 26 $11,630,400 $5,395,040 $6,235,350
2033 27 $12,077,000 $5,385,040 $6,681,860
2034 28 $12,538,100 $5,395,040 $7,144,060
2035 29 $13,021,800 $5,385,040 $7,626,760
2036 30 $10.811.600 $5.395 040 $5,416,560
Total $312,316,157 $134,875,990 $177 440,167

(1) Based on shortfall after impact fees in Years 5-10 shown on Table 17, inflated by 3% per year.
{1) Assumptions:

Debt Coverage Ratic = 120.0%
Bonding Interest Rale = 6.0%
Jssuance Costs= 3.0%

Term = Number of Years remaining on Project Areas (through 2036} IF at least 1G years remain;
Assumes no bond issue for less than 10-year term.

Sources: Harrell & Company Advisors; Economic & Planning Sysfems, Inc.

Feonomic & Flanning Systems, Inc.  S/18/2606 P:\150006115001 ChulaVistaCore SPWModels\051806ibles.x/s
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Draft Report
Urban Core Specific Plan Facilities Implementation Analysts
May 18, 2006

have to yield roughly $57 million in current dollars. This figure is well below the actual
capacity created by the tax increment in Year 6, which was projected at $69 million
(present value) on Table 16. As such, funding the deficit would not require the full
bonding capacity available in Year 6, leaving revenues available for other projects. In
addition, the portion of tax increment that is not required for debt service in the years
following the bond issuance could also be available for other projects, as detailed on
Table 18.

In sum, Table 17 shows that the combination of impact fees on Urban Core
development, “pay-as-you-go” tax increment funds and tax increment bonding capacity
would be more than adequate to fully fund all of the improvement costs envisioned in
the Specific Plan. Nearly $100 million of surplus revenue is shown to be likely, which
could then be used for additional improvements in the Urban Core or elsewhere in
Chula Vista.

P 39 P\ 150005\ 15001 ChwlaVistaCoreS P\ Report \ 05 1505 DrftRpt2.doc
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VI. CONCLUSIONS

This Facilities Implementation Analysis for the Urban Core Specific Plan has estimated
the costs of various public improvements and allocated those costs according to their
purpose and the geographic areas of benefit/responsibility. This analysis has also
estimated the improvement costs that could be funded through development impact
fees, and identified financial gaps in certain time periods and overall that would need to
be addressed through other funding mechanisms. One such mechanism is tax increment
financing from the City’s Redevelopment Project Areas, which are projected to generate
sufficient revenues over the next several decades to fully cover the costs of Urban Core
improvements.

To the extent that other funding sources and mechanisms can be utilized, the costs
addressed through impact fees and tax increment financing can be reduced. The
reduction of impact fees can enhance the feasibility of desired development in the Urban
Core, although it is not expected that the cost burden of the impact fees calculated herein
would represent a significant feasibility hurdle for development. The reduction of the
reliance on tax increment financing would enable those funds to be used for other
improvement projects elsewhere in the City.

Other funding mechanisms that could be considered and sought to finance the public
improvements envisioned in the Urban Core Specific Plan include the following:

o Regional funding—TransNet, SANDAG, and other funding sources may be
available for certain improvements that have regional significance.

o Capital Improvement Program funding—Many of the improvements represent
benefits to the City generally, and could be funded through the CIP budget.

s Developer exactions—The provision of plazas, park land (especially for the
Promenade Park), streetscape improvements, etc. could be required as a
condition of approval for certain developments (where feasible).

o Land-secured financing—Mello-Roos districts or other assessments ont
landowners or building occupants could be imposed to provide funding for
improvements beyond those funded by impact fees. Application of these
mechanisms is likely to be limited, however, because of multiple ownerships and
developed conditions in the Urban Core.

It is important to note that this Facilities Implementation Analysis presents an analysis
of the potential funding for the improvements detailed in the Urban Core Specific Plan.
Policy-makers are not required to impose fees or allocate funding as described herein,
but rather will be expected to assess the importance of various improvements and the
appropriateness of various funding mechanisms in a context of competing policy and
financial priorities, as well as under market conditions that will evolve through the next
several decades as the Urban Core is undergoing re-investment and redevelopment.

40 P 150605\13001CHdaVistaCoreSP\ Repart\05 1906 Dft Rpt 2 doc
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Xi. Plan Administration

A. Introduction

This chapter describes the authority of a Specific Plan, the process which will be
used to consider development applications and the administrative procedures
required for amendments and/or modifications to the Plan.

A Specific Plan is a regulatory tool that local governments use to implement their
General Plan and to guide devefopment in a localized area. While to the general
plan is the primary guide for growth and development throughout a community,
a Specific Plan is able to focus on the unigue characteristics of a specialized :
area by customizing the vision, land uses and development standards for that :
area. This specific plan has been prepared and adopted pursuant to Section
65450 et seq of the California Government Code:

-
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B. Specific Plan Adoption

This Specific Plan has been adopted by City Council Ordinance. Adoption of this
Specific Plan followed soon after the adoption of a comprehensive General Plan
update. Upon adoption, the Specific Plan implements the adopted General Plan
by establishing the land uses, development standards and design guidelines

for the Specific Plan Focus Areas.

v
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C. Specific Plan Administration

1. Urban Core Development Permit and Design Review
Requirements :

The Design Review Process for future development projects is established for
the Specific Plan focus areas. Except as provided in paragraphs 3 and 4,
below, development projects within the Specific Plan Focus Areas will be subject
to a design review process to ensure consistency with the Specific Plan. In
addition, proposed developments would also be required to adhere to existing
CVMC regulations and processes for other discretionary review, such as those
for conditional use permits, variances, and subdivisions, as may be applicable.
(See CYMC 2.55, 19.14, and 19.54). All developments within the Specific Plan
Focus Areas require submittal and approval of an Urban Core Development
Permit (UCDP). The UCDP Review Process is illustrated in Figure 11.1. To be
approved, a development project must:

« comply with the permitted uses and development criteria contained in
Chapter VI - Land Use and Development Regulations of this Specific
Plan, and other applicable regulations contained in the CYMC; and, '

» be found to be consistent with the design requirements and
recommendations contained in Chapter VII - Design Guidelines of this
Specific Plan.

For those projects which propose buildings that exceed 84 feet in height, the
further following findings will be required to be made: '

» The building design reflects a unique, signature architecture and creates
a positive Chula Vista landmark;

» The project provides increased amenities such as public areas, plazas,
fountains, parks and paseos, extensive streetscape Improvements,
or other public amenities that may be enjoyed by the public at large.
These amenities will be above and beyond those required as part of the
standard development approval process; and,

« The overall building height and massing provides appropriate transitions
to surrounding areas in accordance with the future vision for those areas,
or if in a Neighborhood Transition Combining District, the adjoining
neighborhood.

Except as provided in Section 3. Nonconforming Uses, Section 4. Exemptions,
and Section 5. Site Specific Variance below, all projects require a pre-submittal
meeting with staff to determine appropriate processing requirements and
preliminary issue identification. The UCDP will be issued if it is determined
that the project complies with the provisions of the Specific Plan, including the

\.
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development regulations, standards and design guidelines. Approval of the -
UCDP will include all conditions of approval ranging from design, environmental
mitigation measures, public improvements, and others as may be determined
upon review of the specific development project. The UCDP process will ensure
an enhanced level of review for major projects, while minimizing processing for
minor projects, as defined by CVMC Section 19.14.582. '

The Specific Plan provides separate processes for design review for those :
developments within established Redevelopment Project Areas and for those
developments located outside established Redevelopment Project Areas. .
Figure 11.2 illustrates the boundaries of existing Redevelopment Project Areas,
which may be amended from time to time, within the Specific Plan boundaries.
Projects which include site areas within both areas shall be approved using the
process set forth for Redevelopment Project Areas.

a. Developments Within a Redevelopment Project Area

The Chula Vista Redevelopment Corporation (CVRC) has been established by the
City Council to assist with implementation and oversight of infill development in
the Redevelopment Project Areas within the Specific Plan, and elsewhere within
the City. The CVRC holds regularly scheduled meetings to review developments
and design proposals. The CVRC provides a vehicle for public participation
relating to the growth and redevelopment of the Chula Vista Urban Core, and
serves as a communications link between its citizens, the City Council and
Redevelopment Agency. In addition, the recently established Redevelopment f
Advisory Committee will provide input on projects, early and often.

All developments within the Specific Plan Focus Areas that are all or in part
within a Redevelopment Project Area require submittal and approval of a UCDP, .~
The UCDP process requires review and approval by either the CVRC Executive
Director or the CYRC Board. For minor projects, design review will be subjectto
review and approval by the Executive Director of the CVRC with the opportunity 5
for appeal to the CVRC. Design review of other projects will be conducted by f
staff with recommendation to the CVRC. :

b, Developments Not Within a Redevelopment Project Area

Projects within the Specific Plan area, but outside a Redevelopment Project
Area, will be subject to the City’s existing design review processes. Large-scale
projects, as defined above, will require review by the Design Review Committee. .
Minor projects may be reviewed and approved by the Zoning Administrator, or -
his/her designee in a manner consistent with CYMC Section 19.14.

.
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c. Other Discretionary Approvals

The provisions of the Zoning Crdinance refative to other discretionary permits
or actions (e.g. Tentative Map, Conditional Use Permits) shall be applied as
required based on individual development projects.

2. Permitted Land Uses

Permitted land uses within the Specific Plan Focus Areas are identified in
the Land Use Matrix found in Figures 86.2-6.6 of Chapter VI - Land Use and
Development Regulations. The Community Development Director or his/her
designee may determine in writing that a proposed use is similar and compatible
to a listed use and may be allowed upon making one or more of the following
findings:

« The characteristics of and activities associated with the proposed
use is similar to one or more of the allowed uses and will not involve
substantially greater Intensity than the uses listed for that District;

» The proposed use will be consistent with the purpose and vision of the
applicable District;

+ The proposed use will be otherwise consistent with the intent of the
Specific Plan,

« The proposed use will be compatible with the other uses listed for the
applicable District.

The Community Development Director or his/her designee may refer the
question of whether a proposed use is allowable directly to the CVRC or
Planning Commission on a determination at a pubfic hearing. A determination
of the Community Development Director or his/her designee, CVRC or Planning =
Commission may be appealed in compliance with the procedure set forth in the -
CYMC. i

.
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3. Nonconforming Uses

Existing uses that are not listed in the allowable jand uses table or determined
to be permitted pursuant to the findings and procedure above are declared
nonconforming uses. Refer to the CYMC Chapter 19.64 - Nonconforming Uses
for definitions and policies managing nonconforming uses such as:

» Continuances (continuing operation of nonconforming uses)
» (Changing uses

» Terminations of nonconforming uses

. A one time extension of up to six months, according to the provisions of CVMC
' Chapter 19.64.070A, may be granted by the CVRC or Planning Commission, as
~ applicable, where undue economic hardship is demonstrated.

Standards contained within the Specific Plan are mandatory requirements that
must be satisfied for all new projects and building renovations except where
CVMC nonconforming regulations {Chapter 19.64) provide exemptions or
allowances.

4. Exemptiions

Exemptions to Specific Plan requirements include minor modifications to existing
structures such as painting, maintenance or repair, re-roof, modifications that
increase the total building area by 200 square feet or less (within a 2-year
period) as well as other exceptions and modifications described in Chapter
19.16 of the CYMC.

5. Site Specific Variance

Standards contained within the Specific Plan are mandatory requirements
that must be satisfied for all new projects and building renovations except
where CYMC Variance regulations (Chapter 19.14.140 — 19.14.270) provide
for a variation from the strict application of the regulations of a particular
subdistrict.

_/
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D. Specific Plan Amendment

Over time, various sections of the Specific Plan may need to be revised, as '
economic conditions or City needs dictate. The policies presented in the Specific
Plan contain some degree of flexibility, but any Specific Plan amendments
must be judged by relatively fixed criteria. The California Government Code
(§ 65453) clearly states that a Specific Plan “may be amended as often as |
deemed necessary by the legislative body.” Amendments to this Plan may be .
initiated by a developer, any individual property owner, by the CVRC or by the ;}
City, in accordance with any terms and conditions imposed during the original
approval or in accordance with any terms and conditions pertaining to Chufa
Vista Municipal Code. The Community Development Director or his/her designee :
is responsible for making the determination of whether an amendment to the
Specific Plan text or maps is needed. Amendment procedures are described
below.

»  Proposals to amend the Specific Plan must be accompanied by detailed
information to document the change required. This information should - .
include revised Specific Plan text (or excerpt thereof) and revised
land use diagram or map amendment, where relevant, depicting the
amendment requested.

« The City has conducted a comprehensive analysis and invested a
significant amount of time and money in the preparation of the Specific
Pian, therefore, any proposals to amend the Specific Plan must document
the need for such changes. The City and/or applicant should indicate
the economic, social, or technical issues that generate the need to
amend the Specific Plan. Costs incurred for the amendments shall be
the responsibility of the party requesting the amendment.

« The City and/or applicant must provide an analysis of the amendment’s
impacts relative to the adopted EnvironmentaliImpact Report. Depending
on the nature of the amendment, supplemental environmental analysis
may be necessary. The need for such additional analysis shall be
determined by the City of Chula Vista in accordance with the California
Environmental Quality Act (CEQA Guidelines § 15162).

1. Major Amendments

The Community Development Director, or his/her designee shall within 10
days of any subrmnittal of a request to amend this Plan, determine whether
the amendment is “minor” (administrative) or “major”. Major amendments
(descn’bedbefow)requireanadvisoryrecommendatfonbytheCVRCandPIanning 3
Commission and approval by the City Council. If the amendment is determined
to be minor, the Community Development Director, or his/her designee, may

o
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approve or deny the application. Minor amendments must be determined by
the Community Development Director to be in substantial conformance with the
provisions of the Specific Plan and do not include any changes described below
for major amendments. Any decision of the Community Development Director,
or his/her designee, may be appealed to the CVRC and Planning Commission
and/or City Council, provided said appeal is initiated within 10 working days
of receipt by the applicant of written notice of the decision of the Community
Development Director, or his/her designee.

Examples of “major” amendments include:

« The introduction of a new land use designation not conternplated in the
Specific Plan, as may be amended from time to time.

« Changdes in the designation of land uses affecting two acres or more
from that shown in the Specific Plan, as may be amended from time to
time.

» Changes to the circulation system or other community facility which
would materially affect a planning concept detailed in the Specific Plan,
as may be amended from time to time.

» Changes or additions to the design guidelines which materially alier
the stated intent of the Specific Plan, as may be amended from time to
time.

» Any change which would result in new significant, direct adverse
environmental impacts not previously considered in the EIR.

2. Necessary Findings

~ The Community Development Director, or his/herdesignee will review the request

for Specific Plan Amendment and all submitted supporting material and develop
a recommendation on the Specific Plan Amendment for consideration by the
CVRC, Planning Commission and City Council. The Community Development
Director, or his/her designee may also request further clarification and
submittal of additional supporting information, if necessary. The consideration
of any proposed amendment o the Specific Plan shall require that the following
findings be made:

s Changes have occurredinthecommunitysincethe approval ofthe original
Specific Plan which warrant approving the proposed amendment.

» The proposed amendment is consistent with the General Plan for the
City of Chula Vista.

« The proposed amendment will result in a benefit to the area within the
Specific Plan.

_/
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« The proposed amendment will not result in significant unmitigated
impacts to adjacent properties.

« The proposed amendment will enable the deliver of services and
public facilities to the population within the Specific Plan area.

-
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E. Five Year Review

Conducting periodic reviews of the Specific Plan is important to ensure
proper functioning and implementation over time. A five-year review will
offer an opportunity to make sure the Specific Plan is on track, check in on
the implementation process to ensure that the goals and objectives are being
achieved and make changes in case they are not. Over the life of the Specific
Plan, the changing landscape of the Urban Core may impact the effectiveness
of implementing actions. Thus, a five-year review cycle allows for adjustments
to the plan to be made as necessary.

ftems of particular importance to consider are:

= Review the total amount of development against the thresholds
established in this Specific Plan

» Evaluate the need for planned improvements based on development
patterns and programs in the CIP

» Review the various Incentives Programs to evaluate if these elements
are providing the intended results

A Five-Year Progress Report will be prepared and may be included as part of
Budget Cycle or Strategic Plan Updates.

/
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CHULA VISTA URBAN CORE SPECIFIC PLAN
MITIGATION MONITORING REPORTING PROGRAM

(Public Facilities and Services Program)

Introduction

This mitigation monitoring reporting program (MMRP) was prepared for the City of
Chula Vista Urban Core Specific Plan to comply with Public Resources Code section
21081.6, which requires public agencies to adopt such programs to ensure effective
implementation of mitigation measures. This monitoring program is dynamic in that it
will undergo changes as additional mitigation measures are identified and additional
conditions of approval are placed on the project throughout the project approval process.
Pursuant to Public Resources Code section 21081.6(a)(2), the City of Chula Vista
designates the Environment Review Coordinator and the City Clerk as the custodians of
the documents or their material which constitute the record of proceedings upon which its
decision is based.

This monitoring program will serve a dual purpose of verifying completion of the
mitigation identified in the EIR and generating information on the effectiveness of the
mitigation measures to guide future decisions. The program includes the following:

e Monitor qualifications

o Specific monitoring activities

e Reporting system

o (Criteria for evaluating the success of the mitigation measures

The proposed project is the adoption of the Chula Vista Urban Core Specific Plan
(UCSP). The UCSP would govern the development and revitalization of the urban core of
the City of Chula Vista. The UCSP includes land use objectives, development
regulations (zoning), and development design guidelines to implement the adopted
General Plan vision for the urban core. The UCSP’s planning horizon is the year 2030.

The City of Chula Vista is located in southern San Diego County, between National City
and the southernmost portion of the City of San Diego which abuts the U.S.-Mexican
border. The UCSP area occupies 1,700 acres in the northwest portion of the City. A
smaller, 690-gross-acre Subdistricts Area was determined to be most in need of
revitalization and is the focus of all the regulatory land use provisions of the UCSP. The
new zoning, development standards, and design guidelines proposed in the UCSP will
apply only to the Subdistricts Area of the UCSP. Existing zoning and land use
regulations will not be changed in the remaining portion of the UCSP study area outside
the Subdistricts Area. The UCSP Subdistricts Area comprises the traditional downtown
area east of I-5, west of Del Mar Avenue, north of L Street, and south of C Street.

Under the proposed Chula Vista Urban Core Specific Plan, the urban core would be
organized into three planning districts (Urban Core, Village, and Corridors) and 26
subdistricts.
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The proposed Chula Vista Urban Core Specific Plan is described in the Environmental
Impact Report (EIR) text. The EIR, incorporated herein as referenced, focused on issues
determined to be potentially significant by the City of Chula Vista. The issues addressed
in the EIR include land use, landform alteration/aesthetics, cultural resources, geology
and soils, paleontological resources, population and housing, hydrology and water
quality, traffic circulation and access, noise, air quality, public services, public utilities,
and hazards/risk of upset. The environmental analysis concluded that for all of the
environmental issues discussed, some of the significant and potentially significant
impacts could be avoided or reduced through implementation of recommended mitigation
measures. Potentially significant impacts requiring mitigation were identified for
landform alteration/aesthetics, cuitural resources, geology and soils, paleontological
resources, water quality, traffic circulation and access, noise, air quality, public services,
public utilities (energy), and hazards/risk of upset.

Public Resources Code section 21081.6 requires monitoring of only those impacts
identified as significant or potentially significant. The monitoring program for the Urban
Core Specific Plan therefore addresses the impacts associated with only the issue areas
identified above.

Mitigation Monitoring Team

The monitoring activities would be accomplished by individuals identified in the attached

MMRP table. While specific qualifications should be determined by the City of Chula

Vista, the monitoring team should possess the following capabilities:

o Interpersonal, decision-making, and management skills with demonstrated experience
in working under trying field circumstances;

o Knowledge of and appreciation for the general environmental attributes and special
features found in the project area;

o Knowledge of the types of environmental impacts associated with construction of
cost-effective mitigation options; and

o Excellent communication skills.

Program Procedural Guidelines

Prior to any construction activities, meetings should take place between all the parties
involved to initiate the monitoring program and establish the responsibility and authority
of the participants. Mitigation measures that need to be defined in greater detail will be
addressed prior to any project plan approvals in follow-up meetings designed to discuss
specific monitoring effects.

An effective reporting system must be established prior to any menitoring efforts. All
parties involved must have a clear understanding of the mitigation measures as adopted
and these mitigations must be distributed to the participants of the monitoring effort.
Those that would have a complete list of all the mitigation measures adopted by the City
of Chula Vista would include the City of Chula Vista and its Mitigation Monitor. The
Mitigation Monitor would distribute to each Environmental Specialist and Environmental

_j’”é/ A



Monitor a specific list of mitigation measures that pertain to his or her monitoring tasks
and the appropriate time frame that these mitigations are anticipated to be implemented.

In addition to the list of mitigation measures, the monitors will have mitigation
monitoring report (MMR) forms, with each mitigation measure written out on the top of
the form. Below the stated mitigation measure, the form will have a series of questions
addressing the effectiveness of the mitigation measure. The monitors shall complete the
MMR and file it with the MM following the monitoring activity. The MM will then
include the conclusions of the MMR into an interim and final comprehensive
construction report to be submitted to the City of Chula Vista. This report will describe
the major accomplishments of the monitoring program, sumimarize problems encountered
in achieving the goals of the program, evaluate solutions developed to overcome
problems, and provide a list of recommendations for future monitoring programs. In
addition, and if appropriate, each Environmental Monitor or Environmental Specialist
will be required to fill out and submit a daily log report to the Mitigation Monitor. The
daily log report will be used to record and account for the monitoring activities of the
monitor. Weekly and/or monthly status reports, as determined appropriate, will be
generated from the daily logs and compliance reports and will include supplemental
material (i.c., memoranda, telephone logs, and letters). This type of feedback is essential
for the City of Chula Vista to confirm the implementation and effectiveness of the
mitigation measures imposed on the project.

Actions in Case of Noncompliance

There are generally three separate categories of noncompliance associated with the

adopted conditions of approval:

e Noncompliance requiring an immediate halt to a specific task or piece of equipment;

e Infraction that warrants an immediate corrective action but does not result in work or
task delay; and

o Infraction that does not warrant immediate corrective action and results in no work or
task delay.

There are a number of options the City of Chula Vista may use to enforce this program
should noncompliance continue. Some methods commonly used by other lead agencies
include “stop work” orders, fines and penalties (civil), restitution, permit revocations,
citations, and injunctions. It is essential that all parties involved in the program
understand the authority and responsibility of the on-site monitors. Decisions regarding
actions in case of noncompliance are the responsibility of the City of Chula Vista.

SUMMARY OF PROJECT IMPACTS AND MITIGATION MEASURES

The following table summarizes the potentially significant project impacts and lists the
associated mitigation measures and the monitoring efforts necessary to ensure that the
measures are properly implemented. All the mitigation measures identified in the EIR
are recommended as conditions of project approval and are stated herein in language
appropriate for such conditions. In addition, once the Chula Vista Urban Core Specific
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Plan has been approved, and during various stages of implementation, the designated
monitor, the City of Chula Vista, will further refine the mitigation measures.
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ATTACHMENT q

RESOLUTION PCM 07-01

RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF CHULA VISTA RECOMMENDING CITY
COUNCIL ADOPT THE URBAN CORE SPECIFIC PLAN
(PCM NO.07-01) AND RELATED REZONING ACTIONS

WHEREAS, on December 13, 2005 an update to the City’s General Plan was approved
which provides a contemporary vision for the Urban Core, the tiaditional downtown of the City.
The General Plan Vision for the Urban Core of the City states that the Urban Core will contain
the greatest diversity of public, commercial, civie, financial, cultural, and residential uses
emphasizing its role as the hub of the City; and

WHEREAS, the Geneial Plan Vision for the traditional residential neighborhoods that
surround the Urban Core states that the attractiveness of living in these areas will be enhanced by
the Urban Core’s diversity in character and architectural style and enhanced access to facilities
and services; and

WHEREAS, the Land Use and Tiansportation Element of the General Plan calls for the
Urban Core Specific Plan (UCSP), or other zoning regulations to implement the new land uses,
in particular mixed use and wban core residential zoning districts, to ensure the systematic
implementation of the 2005 General Plan; and

WHEREAS, the UCSP will serve as the specific plan to direct and guide the development
of the Urban Core, including the Downtown and sutzounding areas, towards this goal by directly
regulating land use and establishing a focused development scheme and process for the area; and

WHEREAS, Chula Vista Municipal Code Section 1907 010 adopts by reference
Sections 65450 through 65457 of the California Government Code that authorizes the local
legislative body to initiate the preparation of a specific plan to implement the policies of a
general plan; and

WHEREAS, the requirement to have zoning consistent with the City’s Geneial Plan is
established in CVMC Section 19.06 030 and California Government Code 65860. The UCSP is
the first in a series of significant zoning documents that are anticipated to implement the vision
established by the 2005 General Plan; and

WHEREAS, on May 27, 2003, the City Council approved Resolution No. 2003-236 to
initiate the preparation of the UCSP; and

WHEREAS, in January 2004 the consulting firm of RRM Design Gioup was retained to
assist staff in the preparation of the UCSP; and

WHEREAS, on August 3, 2004 the City Council appointed an 18 member Advisory

Committee to work with the City’s staff and consultant team and the community in developing
some of the major components of the UCSP, and the UCSP Advisory Committee held it’s first
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meeting as a two day event on August 13 and 14, 2004 to begin prepaiation of the diaft UCSP;
and

WHEREAS, in September 2004, a community workshop was held to gather public input
on mattess related to the preparation of the draft UCSP; and

WHEREAS, based on input from Committee members and the public at these meetings,
draft “Vision Plans” were created to set the framewotk for developing the UCSP; and

WHEREAS, the diaft Vision Plans were presented to the UCSP Advisory Committee
followed by presentation to a joint City Council/Planning Commission workshop on November
17, 2004, and a second community workshop. Based on the positive reaction to the Vision Plans
the staff and consultant team began developing major components of the UCSP; and

WHEREAS, monthly meetings of the UCSP Advisory Committee were held from
January through June 2005. These well attended meetings held with the UCSP Advisory
Committee provided direction on significant planning issues such as new permitted land uses,
development standards, design guidelines, and gateway design elements; and

WHEREAS, in September 2005, the General Plan Draft EIR was 1eleased for public
review, followed by public hearings and approval of the General Plan on December 13, 2005;

and

WHEREAS, following the adoption of the General Plan in December 2005, a preliminary
“Public Review Draft” UCSP was presented to the Advisory Committee in March 2006. In
addition, a third community workshop, jointly sponsored by the Northwest Civic Association and
Crossroads II, was held to provide the community with an overview of the UCSP and garner
additional preliminary input on the diaft UCSP. Feedback from both of these events was
considered and incorporated, as determined apptopriate by staff and the consultant tean, into 2
“Public Review” Draft UCSP; and

WHEREAS, the UCSP has been prepared pursuant to the authority granted in the Chula
Vista Municipal Code Section 19.07, Specific Plans, and the California Government Code, Title
7, Division 1, Chapter 3, Article 8, Sections 65450 through 65457 and contains al! the mandatory
elements identified in Government Code Section 65451; and

WHEREAS, Chapters V, IX, X, XI and Appendix D of the UCSP provide the plan and
mechanisms to ensure public facilities and services occur commensurate with subsequent

development; and

WHEREAS, the UCSP Environmental Impact Report 06-01 has been prepared as a
Program EIR and includes an evaluation of the growth management quality of life thresholds at
programmatic level. The Final EIR Mitigation Monitoring and Reporting Program (MMRP)
provides a summary of the impacts analysis and/or mitigation measures that address provision of
public services and facilities and requires subsequent development projects to contribute to the
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provision of public services and facilities commensurate with their impact as development occurs
over the course of the next 20 years; and

WHEREAS, during the public review period for the DEIR, information
sessions/workshops were held with the Design Review Committee, Planning Commission, and
Chula Vista Redevelopment Corporation to provide an overview of the UCSP to these advisory
bodies in preparation of future public hearings; and

WHEREAS, the Chula Vista Redevelopment Corporation held a duly noticed public
hearing for Draft EIR 06-01 on July 13, 2006, to close the public review period, and following
the close of the public hearing, the public review period ended on July 13 2006; and

WHEREAS, a Public Hearing Draft UCSP (PCM 07-10) has been prepared and
incorporates 1evisions to the Public Review Diaft UCSP, as described in the Public Hearing
Draft “Enata” based on public input and minor revisions to correct information; and

WHEREAS, the Community Development Director set the time and place for a hearing
on said UCSP for October 11, 2006 and notice of said hearing, together with its purpose, was
given pusuant to California Government Code 65091 and 65092 at least ten days ptior to the

hearing; and

WHEREAS, the hearing was held at the time and place as advertised, namely on October
11, 2006 at 6:00 p.m. in the City Council Chambers, 276 Fourth Avenue, before the Planning
Commission and after receiving public testimony said hearing was continued to a date to be
determined pending the November 2006 election outcome regarding Proposition 90; and

WHEREAS, the Community Development Director set the time and place for a
subsequent hearing on said UCSP for March 28, 2007 and notice of said heaiing, together with
its purpose, was given pursuant to California Government Code 65091 and 65092 at least ten

days prior to the hearing; and

WHEREAS, the hearing was held at the time and place as advertised, namely on March
28, 2007 at 6:00 p.m. in the City Council Chambers, 276 Fourth Avenue, before the Planning
Commission and said hearing was thereafter closed; and

WHEREAS, the Planning Commission considered all reports, evidence, and testimony
presented at the public hearing with respect to the Public Hearing Draft UCSP, DEIR and F EIR.

NOW, THEREFORE, BE IT RESOLVED THAT THE PLANNING COMMISSION of
the City of Chula Vista, having independently 1eviewed and considered the information in the
Public Hearing Draft UCSP (PCM 07-01), Diaft and Final EIR No. 06-01 and all reports,
evidence and testimony presented at the public hearing recommends that the City Council of the
City of Chula Vista find, determine, resolve and order that the UCSP has been prepared pursuant
to Chula Vista Municipal Code Chapter’s 19.07 and Government Code Sections 65450-65457;

and

A-345



Planning Commission Resolution No. PCM 07-01
Page 4

BE 1T FURTHER RESOLVED THAT THE PLANNING COMMISSION of the City of

Chula Vista, having reviewed and considered the information in the Public Hearing Draft UCSP
(PCM 07-01) recommends that the City Council of the City of Chula Vista find, determine,
resolve and order that pursuant to Government Code Section 65854 - 65855 the UCSP is
consistent with the 2005 General Plan as supported by the Public Hearing Draft UCSP (PCM 07-
01), Final EIR (No 06-01) and analysis including attachments to the staff report to the Planning
Commission for the October 11, 2006 and March 28, 2007 and is supported by public necessity,
convenience, general welfare, and good zoning practice; and

BE IT FURTHER RESOLVED THAT THE PLANNING COMMISSION of the City of

Chula Vista, having reviewed and considered the information in the Public Hearing Draft UCSP
(PCM 07-01), Draft and Final EIR No. 06-01 and all repouts, evidence and testimony presented
at the public hearing recommends that the City Council of the City of Chula Vista find,
determine, resolve and order that the UCSP is in keeping with Chula Vista Municipal Code
Chapter 19.80, as it requires subsequent new development to provide adequate public services
and facilities commensurate with their impact; and

BE IT FURTHER RESOLVED THAT THE PLANNING COMMISSION does hereby
recommend that the City Council adopt an ordinance amending the zoning map and approving
Public Hearing Diaft UCSP (PCM 07-01) with all amendments including the additional
recommendations made at the Planning Commission public hearing on March 28, 2007
specifically to: 1) apply the alternative residential parking standard, for subdistricts other than
those designated as Transit Focus Areas, that is based on the number of bediooms (i.e. 1 patking
space for studios and one bedzoom units and 2 patking spaces for two+ bedroom units) rather
than a uniform paiking standard of 1.5 parking spaces per unit; and 2) add two parcels located at
311-325 G Street to the V-3 West Village subdistrict. The zoning regulations contained in the
Public Hearing Draft UCSP (PCM 07-01), specifically Chapter VI, will replace existing
Municipal Code zoning classifications for the properties within the UCSP Subdistricts Area
(Attachment 1) and will introduce new zoning classifications for mixed-use (retail/office),
mixed-use with residential, and urban core residential (high-density residential) as identified by
the 2005 General Plan and provide consistency between the 2005 General Plan and zoning as
required by CVMC 19.06.030.

PASSED AND APPROVED BY THE PLANNING COMMISSION OF CHULA
VISTA, CALIFORNIA, this 28th day of March, 2007 by the following vote, to-wit:

AYES: Felber, Tripp, Spethman, Vinson, Clayton
NOES:

ABSENT:
ABSTAIN: Moctezuma, Bensoussan

ATTEST:
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Diana Vargas Bryan'y gibgr/Q,h/:{n

Secretary to the Planning Commission
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